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INTRODUCTION 

The Applicant, Halewai‘olu Senior Development, LLC (HSD), is developing a 0.6181‐acre parcel identified as 
Tax Map Key (TMK) 1‐7‐006:012, located at 1331 River Street in Honolulu, Island of O‘ahu, State of Hawai‘i 
(“Property”). The development, Halewai‘olu Senior Residences (“Project”), will include the demolition of 
an existing, vacant, 2‐story commercial building and parking  lot on the site and new construction of an 
affordable, rental housing residential facility for seniors aged 62 and over, with incomes at 80% and below 
of the U.S. Department of Housing and Urban Development (HUD) Area Median Income (AMI). The new 
facility will  include 156 one‐  and  two‐bedroom units  (includes one  resident manager unit).  It will  also 
include a multi‐purpose room, warming kitchen, restrooms, storage rooms, utility rooms, computer room, 
social services activity rooms, social services office, property management offices, mail and package boxes, 
and elevator  lobby on the ground  level. The ground  level will also  include a courtyard, retail space, and 
parking access, along with bicycle parking, trash compactor room and  loading area.   Levels 2 and 3 will 
include vehicle parking, more bicycle parking, a generator  room, storage and utility  rooms. Level 4 will 
include a recreation area,  laundry room, and equipment rooms. The residential units will be on Levels 5 
through 17. The Project’s number of units by Area Median Income (AMI) is shown in Table 1: Area Median 
Income (AMI) for Halewai‘olu Senior Residences.  

Table 1: Area Median Income (AMI) for Halewai‘olu Senior Residences 

Area Median Income 
(AMI) 

Number of Units 

30%  8 
60%  131 
80%  16 

Manager’s Unit ‐ Market  1 
TOTAL  156 

 
The Project will revitalize a Property that is currently blighted and underutilized. In addition to providing 
much‐needed  affordable  housing  for  seniors within  the  Primary Urban  Center  (PUC),  the  Project will 
provide benefits  for  the  community by providing multi‐purpose  and  activity  rooms  for  the  senior  and 
neighborhood  residents  and will  improve  the urban  streetscape  through  the provision of  landscaping, 
street trees and a courtyard. The Project is located within the Downtown Neighborhood Transit‐Oriented 
Development (TOD) Plan area (Downtown TOD Plan), and promotes the principles of a walkable, dense, 
mixed‐use  neighborhood where  residents  are  located  in  proximity  to  everyday  needs  and  community 
activities  in the Downtown‐Chinatown neighborhood. Although the Project  is near three transit stations 
(Iwilei, Downtown, and Chinatown), it is nearest to the Chinatown station (approximately 0.4 miles).  
 
The Property is owned by the City and County of Honolulu (City). In 1992, the City purchased the Property 
with funds from the HUD Community Development Block Grant (CDBG) program. The Project will be funded 
through the Internal Revenue Tax Code, Section 42, Low‐Income Housing Tax Credit (LIHTC) program, along 
with funds from the State Hula Mae Multi‐Family Bond and Rental Housing Revolving Fund programs that were 
awarded by the Hawai‘i Housing Finance and Development Corporation (HHFDC) to HSD in February 2019. 
Due to the use of federal HUD CDBG funds for the initial land purchase, the Project is subject to the HUD 
environmental review regulations as stipulated in Title 24, CFR Part 58, Environmental Review Procedures 
For Entities Assuming HUD Environmental Responsibilities, the National Environmental Policy Act (NEPA) 
and its federal  cross‐cutter regulations.  The City Department of Land Management (DLM) issued a Finding 
of No  Significant  Impact  for  the Halewai’olu NEPA Environmental Assessment  (EA)  in  September 2020 
(Appendix A – NEPA EA FONSI and HRS Chapter 343 Environmental Exemption). 
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PROJECT SUMMARY 
Project:  Halewai‘olu Senior Residences 

Applicant: 
 
 

Halewai‘olu Senior Development, LLC (HSD) 
737 Bishop Street, Suite 2020  
Honolulu, Hawai‘i 96813 
Contact: Karen Seddon, Regional Vice President 
Phone: (808) 691‐9446 

Accepting Agency:  City and County of Honolulu  
Department of Land Management 
558 South King Street 
Honolulu, Hawaii 96813  
Contact: Sandy S. Pfund, Director 
Phone: (808) 768‐4291 

Agent:  R. M. Towill Corporation 
2024 North King Street, Suite 200 
Honolulu, Hawai‘i 96819 
Contact: Keith Kurahashi, Principal Planner 
Phone: (808) 842‐1133 
Email: keithk@rmtowill.com 

Project Location:  1331 River Street 
Honolulu, Hawai‘i 96817 
Honolulu, Kona District, Island of O‘ahu 

Tax Map Key:  (1) 1‐7‐006: 012 

Fee Owner:  City and County of Honolulu 
Proposed Action:  HSD proposes to demolish an existing, vacant commercial building 

and surface parking lot on the Property and construct a new 
affordable rental housing facility for seniors aged 62 and over. The new 
17‐story residential facility will include 156 units for seniors earning 
80% AMI and below (including one resident manager’s unit). Eight 
units will be designated for seniors earning 30% AMI or below; 131 
units will be designated for seniors earning 60% AMI or below; and 
the remaining 16 units will be available for seniors earning 80% AMI 
or below. The residential facility will also include a multi‐purpose 
room, social services office, property management offices, lobby, 
courtyard, retail space, recreation deck, parking, and a resident 
garden area. 

Land Area:  0.6181 acres (26,925 square feet) 
Present Use:  Unoccupied / Vacant Commercial 
State Land Use District (SLUD):  Urban 
City Zoning District:  BMX‐4 – Central Business Mixed Use  
PUC Development Plan Land  Medium and Higher‐Density Residential/Mixed Use 
Special Management Area  Not in SMA 
Permits and Approvals 
Required: 

   

See Table 11: Required Permits and Approvals for a list of approvals 
and  permits  needed  from  the  various  federal,  state  and  City  and 
County of Honolulu. 



                         HRS 201H Application 

                                 
Halewai‘olu Senior Residences                       2‐3 

 LAND USE PERMITS DIVISION (LUPD) MASTER APPLICATION FORM  

A completed LUPD Master Application form is enclosed with the transmittal of this application. 

 DETERMINATION OF ELIGIBILITY 

The Department  of  Planning  and  Permitting  (DPP)  on October  22,  2019,  issued  a Notice  of  Eligibility, 
Chapter 201H, Hawaii Revised Statutes Exemptions with their determination that the Halewai’olu Senior 
Residences development  is eligible  for processing of affordable housing exemptions.   See Appendix B  ‐ 
Notice of Eligibility.  

The information provided on the Project in our request for determination of eligibility remains the same, 
as that provided in this application. 

2.1 DPP’S NOTICE OF ELIGIBILITY COMMENTS  

Additional information requested with the Notice of Eligibility and Applicant Responses: 

 Income Limit Table showing the maximum income for 30%, 60% and 80% AMI. 
 See Table 5: Maximum Affordable Rent for 2020 

  Proposed rental rates and estimate of monthly utility costs. 
 See Table 6: Proposed Utility Allowances for 2020 

 Sample restrictive covenant that will be recorded with HHFDC. 
 See Appendix H – Draft 201H Development Agreement 

 List of all other permits and/or approvals the Project will require and status of those permits. 
 See  Section  4.10.8  Required  Permits  and  Approvals  and  Table  11:  Required  Permits  and 

Approvals.  
 Identify LUO section for all requested exemptions and provide a justification. 
 See Section 5 Exemptions and Waivers and   Table 13: Summary of Requested Exemptions and 

Waivers 

2.2 DPP’S NEPA EA COMMENTS 

The following are DPP’s comments (in italics) on the NEPA EA, dated May 08, 2020 and Applicant Responses: 

1. Parking  Structure. We  stand  by  our  previous  recommendation  that  the  elevated  parking  structure 
incorporate  the Transit‐Oriented Development  (TOD) Design Guidelines on page 11,  Item C:  "When 
parking is provided in a podium, the podium must be lined with habitable spaces, like dwellings, shops, 
or offices, along streets or where visible to the public. If a podium is not primarily lined with habitable 
spaces, it must be entirely screened with either a green wall or an architecturally integrated false façade 
or screen." Therefore, we recommend that the parking podium minimally be lined with a green wall or 
an architecturally  integrated false façade or screen. A City‐sponsored Project should follow the City's 
own Neighborhood TOD Plan and Design Guidelines. 

Response: The second and third level parking podium could not be lined with habitable space or a green 
wall/screen due to cost constraints and instead, are designed with solid concrete crash railings, which will 
be more effective  than a decorative screen or green wall  in blocking vehicle headlights  (See Figure 1 – 
Screening at  the Parking Podium). Visual screening of  the parking podium will also be provided by  the 
perimeter  fencing  and  a  tree  in  the  courtyard,  the  active  façade  of  the multi‐purpose  room,  and  the 
substantial setback between the parking podium and River Street, ranging  from 13  feet to 76  feet  (See 
Appendix C – Drawings,  sheet A‐111). The  fourth  level of  the podium  is  the Recreation  level, offering 
residents space to exercise. These large openings in the podium also provide a visual connection to Nuuanu 
Stream. The 13‐foot wide makai side yard will be heavily landscaped and will include vines that will grow 
up along the wall to screen the parking podium along the makai property line. The rear and side elevations 
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of the parking podium do not front a public street (i.e., abuts private property, in the BMX‐4 district) and 
are therefore not required to be lined with habitable space or screened. 

Figure 1: Screening at the Parking Podium 

 
 
 

2. Recreation Space and Landscaping. The Project currently lacks an abundance of landscaping and green 
recreational spaces. The majority of the courtyard area appears to be hardscaped, with one tree and no 
plantings on site. The recreation deck on the fourth floor also appears to lack potted trees and planters. 
We encourage more shaded areas, greenery, and living walls, as well as consideration of more outdoor 
seating and/or garden space. 
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Response:  The  Project  will  provide  ample  landscaping,  including  3  replacement  street  trees,  a  new 
courtyard  tree,  a 13’‐0” wide  landscaped  (makai)  side  yard  that  includes  a  green wall,  and  a 2nd  level 
gardening space for residents. As drawn, the uncluttered open space of the courtyard allows it to be used 
for a variety of uses – as an outdoor extension of the multi‐purpose room or a flexible space for small social 
activities. Furthermore, after assessing residents’ needs and interests, the Property Manager and on‐site 
Social Services Coordinator can determine the best way to utilize the courtyard.  

Adding additional landscaping amenities will further burden a limited operating budget. In addition to the 
above, other amenities provided by Halewai‘olu Senior Residences include: a dog area, multi‐purpose room 
with  warming  kitchen,  activity  room,  computer  room,  laundry  facilities,  courtyard,  on‐site  resident 
manager, social coordination services, three elevators, and parking. Once the Project is constructed, the 
multi‐purpose and activity rooms will be available for use by residents and the neighborhood community. 
As designed, the courtyard space provides the greatest flexibility for residents and their visitors. 

3. Street Frontage and Courtyard. We stand by our previous recommendation  that  the proposed retail 
space should front the street in accordance with the TOD Plan. Just as the adjacent Lum Sai Ho Tong 
temple property has a storefront on the ground level, more retail spaces on River Street will contribute 
to the vitality and safety of this area. An early version of the Project's design showed the possibility of 
having retail space as a separate entity on the street front. This would be the ideal layout. Again, a City‐
sponsored project should follow the City's own Neighborhood TOD Plan and Design Guidelines. 

 
Response: The vault room dimensions and location were determined by HECO. The loud buzzing noise from 
electrical equipment made  it undesirable  to  locate  it near  the main entry. As drawn,  the  courtyard  is 
reminiscent of Chinese architectural design, which often features partially enclosed spaces that provide a 
range of uses – i.e., the fenced courtyard can be locked at night to provide security or it can serve as an 
extension of the multi‐purpose room for social gatherings. This is consistent with Urban Design Principle, 
“UD‐P32:  Where  possible,  orient  private  open  spaces,  such  as  courtyards,  balconies,  and  building 
entrances, toward open spaces to provide a transition between private and public activities and to increase 
safety.” In a previous scheme, when the retail space was located along the street but blocked line of sight 
of vehicles exiting the parking garage, which was deemed unsafe for seniors and pedestrians. As drawn, 
the  combination of  the multi‐purpose  room, courtyard  fencing and  landscaping  in  the makai  side yard 
creates a presence at the street frontage that aligns with the temple building at the front of the adjacent 
(makai) property. Lastly, permit processing began on August 2019; many agencies and stakeholders have 
already reviewed and accepted the layout. Moving the retail space would delay administrative approvals. 

 

 ENVIRONMENTAL DISCLOSURE 

This Project  is exempt from an Environmental Assessment (EA) under the Hawaii Revised Statures (HRS) 
Chapter 343, Hawaii Administrative Rules  (HAR) Chapter 11‐200.1.    The Project  actions do not  trigger 
initiating the Hawaii Environmental Policy Act (HEPA), or the requirement for preparation and processing 
of an EA. DLM issued a concurrence letter on May 06, 2020, agreeing that this Project is an exempt class of 
action.  

Due to the use of federal HUD CDBG funds for the initial land purchase, the Project is subject to the HUD 
environmental  review  regulations  as  stipulated  in  Title  24, Housing  and Urban Development,  Code  of 
Federal  Regulations  (CFR)  Part  58,  Environmental  Review  Procedures  For  Entities  Assuming  HUD 
Environmental Responsibilities, the National Environmental Policy Act (NEPA) and its federal  cross‐cutter 
regulations.  The City Department of Land Management (DLM) issued a Finding of No Significant Impact for 
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the Halewai’olu NEPA Environmental Assessment (EA) in September 2020 (Appendix A – NEPA EA FONSI 
and HRS Chapter 343 Environmental Exemption). 

 PROJECT NARRATIVE 

4.1 STATE LAND USE CLASSIFICATION AND ZONING DISTRICT  

The Project site is located in the “Urban” district. The proposed use of the subject property for residential 
development would be consistent with the Urban designation. No reclassification  is needed. (Figure 2 – 
State Land Use Map).  

4.2 CITY AND COUNTY OF HONOLULU ZONING DISTRICT  

 Compliance with LUO Development Standards  

The subject property is in the BMX‐4 district (Figure 3 – City and County of Honolulu Zoning District Map). 
The Project use will be  conforming with  respect  to  land use and most BMX‐4 development  standards, 
except  for  the quantity of parking, bicycle and  loading stalls provided, FAR, and  front yard setback. For 
those  standards  it  does  not meet,  the  Project will  seek HRS  Chapter  201H  exemptions  for  affordable 
housing. A summary of how this Project complies with BMX‐4 standards is provided in Table 2: Land Use 
Ordinance Development Standard. 

FAR 
The floor area ratio (FAR) is 5.9 for the building, based on a total floor area of 157,946 square feet divided 
by the lot area 26,925 square feet. (Details on floor area and uses are provided in Section 4.8.3 Floor Area 
and Uses at Each Level.) The Project FAR exceeds BMX‐4 district standards but as Senior rental housing, 
the Project use is equivalent to Special Needs Housing for the Elderly, which allows a 25% increase to 5.0 
FAR.  Also,  the Downtown  TOD Neighborhood  Plan  allows  a  FAR  up  to  7.5  in  exchange  for  providing 
affordable  housing  beyond  the minimum  required.  Per  ROH  Chapter  38,  Table  38‐1.4,  the Affordable 
Housing Requirement for new “For Rent” projects in the TOD special district, is to provide 15% of units for 
households earning no more than 80% and below of the AMI. All affordable rental dwellings in this Project 
will be rented to 80% AMI and below, which exceeds the minimum requirement. 

Parking and Loading 
Mobility trends are changing, and on‐site parking will be sized to reflect the downscaled use of vehicles by 
residents in an urban setting. The Project will encourage residents to walk or utilize public transit by reducing 
off‐street parking and providing ample on‐site bicycle parking. Parking will not be assigned or reserved but 
will be available to residents, staff, and visitors to the facility on a first‐come‐first‐serve basis. 

The Project will provide 51 parking stalls (that includes 4 stalls to meet ADA requirements) 1 loading stall, 
and 86 bicycle stalls for residential and non‐residential use. BMX‐4 district standards indicate 170 parking 
stalls, but Senior housing projects (i.e., Special Needs Housing for the Elderly) are eligible for a 1 stall per 4 
dwelling unit reduction in parking requirements that would reduce required parking for the residential units 
to 39.75 stalls (155 units/4 = 38.75 + 1 Resident Manager = 39.75 stalls). DPP has recommended 25 parking 
stalls, since the Project Site is in walking distance to the future transit station and bus stops. The proposed 
51  parking  stalls  represents  a  middle  ground  between  the  Development  Agreement  and  DPP’s 
recommendation.  

Bicycle parking standards require 94 bicycle parking stalls; 86 bicycle parking stalls will be provided. See 
Section 4.9 Parking and Loading, for further discussion.  
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Front Yard 

The multi‐purpose room will be located within the minimum 5’‐0” front setback and will seek an exemption. 
Building at the front property  line creates a presence at the street frontage that aligns with the temple 
building at the adjacent (makai) property and is consistent with TOD Design Guidelines. 

 Compliance with TOD District Standards and Guidelines 

Although TOD Special District development standards do not currently include for BMX‐4 districts and the 
boundaries of the Downtown TOD district have not been adopted within the LUO (ROH Chapter 21, this 
Project complies with the Downtown TOD Special District design standards and guidelines where feasible.  

The Property is located within 0.4‐mile of the future Chinatown Rail Station. The Project is consistent with 
the Downtown Neighborhood TOD Special District goals in providing compact (high‐density) development 
and expanding diversity of housing choices near rail and other public transit. Senior residents of this Project 
will  be  near  cultural,  social,  and  recreational  opportunities  that will  contribute  to  the  vibrancy  of  the 
Chinatown neighborhood. The Project supports multimodal transportation options by providing abundant 
on‐site bicycle parking facilities. Furthermore, the multi‐purpose room will be prominently featured along 
River Street and although Figure 6 – Downtown Neighborhood TOD Plan – Active Frontages Required does 
not designate the Property street frontage as “Active Frontage Required,” the multi‐purpose room   will 
have a transparent façade, encouraging pedestrian activity (Appendix C – Drawings, sheet A‐301 and A‐
302).1 The outdoor courtyard, multi‐purpose room, residential tower  façade, residential and retail main 
entrance are all oriented towards River Street, with separate entrances provided for each (Appendix C – 
Drawings, sheet A‐111). No at grade parking spaces are located within 40‐feet of the front property line.  

Consistent with the goals of the Downtown Neighborhood TOD Plan to support social services, the Project 
will include an on‐site Social Service Coordinator that will provide a comprehensive program of initiatives 
to  facilitate  self‐sufficiency,  as  well  as  educational,  cultural,  health  and  recreational  activities  for  all 
residents. Sustainability is reflected throughout the Project, which is designed to LEED Silver standards. For 
example, the courtyard tree and makai landscaping provide stormwater biofiltration and visual screening 
of the building façade. 

 Compliance with Other Special Design Districts 

This Project  is adjacent  to  (but not within)  the Honolulu Chinatown Special District and  the Punchbowl 
Special District,  as  it  is  located outside of both district boundaries  as  shown  in Revised Ordinances of 
Honolulu (ROH), Chapter 21, Land Use Ordinance (LUO). See Figure 5 – City & County of Honolulu Special 
Districts. The Project is also not within the National Chinatown Historic District. 

 

1 Per ROH 21‐9.100‐8(a)(5), the area of the multi‐purpose room that is required to contain windows, doors or other 
openings  is calculated as  follows: Multi‐purpose room width 87’‐6” x 4’‐6” high x 60% = 236.25 sq  ft  (REQUIRED). 
Provided multi‐purpose room fenestration: 10’‐8” wide windows x 4’‐6” high x 5 windows = 240 sq ft (PROVIDED).  
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Figure 2 – State Land Use Map 
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Figure 3 ‐ City and County of Honolulu Zoning District Map  
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Figure 4 – Tax Map Key 
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Figure 5– City and County of Honolulu Special Districts 

 
 
   



                         HRS 201H Application 

                                 
Halewai‘olu Senior Residences                       4‐12 

Figure 6 – Downtown Neighborhood TOD Plan – Active Frontages Required 

   

Project Location 
(green) 
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Table 2: Land Use Ordinance Development Standards 

Development  BMX‐4  Proposed 

Minimum Lot Area  5,000 square feet  26,925 square feet 
Compliant 

Minimum Lot Width 
and Depth  50 feet  200 feet/143 feet 

Compliant 

Front Yard  10 feet for dwellings 
5 feet for other uses 

0 feet 
Noncompliant 

Side and Rear Setbacks  0 feet  3 feet 
Compliant 

Maximum Building 
Area (square feet)  Not regulated  20,976 square feet 

Compliant 

Maximum Height (feet)  350 feet  about 173 feet 
Compliant 

Height Setbacks 

“…for a minimum of 50% of any contiguous street 
frontage, no portion of a structure located on a lot 
adjacent to a street may exceed a height that is 
intersected by a plane over the buildable area that 
makes an angle of 65 degrees with the horizontal at 
ground elevation at the centerline of the street.” 

54% provided 
Compliant 

 

Maximum Allowable 
Floor Area 

FAR 4.0 
4.0 x 26,925 = 107,700 square feet 

(*Note: Special Needs Housing for the Elderly allows 
a 25% increase = 134,625 square feet or FAR 5.0) 

*FAR 5.9 or  
157,946 square feet 

Noncompliant 

Minimum Off‐street 
Parking Requirements 

• Dwelling units: 1 stall per multifamily dwelling = 
156 stalls; (**Note: Senior multifamily dwellings 
are eligible  to  receive a  reduction  in minimum 
parking requirements to 1 stall per 4 dwellings, 
which would  reduce  total  required parking  for 
the residential units to 39 stalls.) 

• Guest Parking not required in BMX‐4. 
• Multi‐purpose room (4,329 square feet): 1 stall 

per 300 square feet = 14.43 stalls 
• Retail: < 4,000 square feet = 0 stalls 
• Office: < 4,000 square feet = 0 stalls 

Total Required: 170 stalls (includes 4 ADA) 

**51 stalls provided, 
includes 4 accessible stalls 

Noncompliant 

Off‐street Loading 
Requirements 
 
 

2 Loading Stalls: 
• One 12 feet x 35 feet x 14 feet (W x L x H) 
• One 8.5 feet x 19 feet x 10 feet (W x L x H) 
 

1 Loading Stall 
(8.5 feet x 19 feet x 10 feet) 

(W x L x H) 
Noncompliant 

 
Bicycle Parking 

Residential 
• Short‐term: 1 space for every 10 units = 16 spaces 
• Long‐term: 1 space for every 2 dwellings = 78 

spaces 

 
• 6 short‐term stalls  
• 76 long‐term stalls 

Noncompliant 

Non‐Residential 
• Short‐term: 1 per 2,000 square feet = 3 stalls 
• Long‐term: 12,000 square feet = 1 stall 

 
• 3 short‐term stalls 
• 1 long‐term stall 

Compliant 
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4.3 PRIMARY URBAN CENTER DEVELOPMENT PLAN  

The Project site is located within the Primary Urban Center Development Plan (PUC DP) area, specifically 
within  the  “Urban  Community  Boundary”  and  has  been  designated  as  “Medium  and  Higher‐Density 
Residential Mixed Use.” See Figure 7: Primary Urban Center Development Plan Land Use Map.     
 
The  following  sections  highlight  excerpts  of  the  PUC  DP  that  are  particularly  relevant  to  this  Project 
(emphasis added). 
 

Chapter 2: The Vision for the PUC’s Future 
• Livable neighborhoods have business districts, parks and plazas, and walkable streets. 
• The PUC offers in‐town housing choices for people of all ages and incomes. 
• A balanced transportation system provides excellent mobility for residents and visitors. 

  
Discussion:  The Project would help fulfill the development vision set forth in the PUC DP. The Project Site 
is near shopping, restaurants, cultural, social, and recreational opportunities and reduces the need to drive. 
The use of bus and rail transit, bicycling and walking will be encouraged by the Project proximity to the 
future Chinatown Rail Station. The courtyard and improvements to the River Street streetscape will help 
integrate the Project with neighboring uses.  The Project will contribute to the supply of affordable rental 
units by providing housing for seniors in the 30% AMI, 60% AMI, and 80% AMI or below income brackets. All 
units will be ADA compliant or adaptable and have air conditioning units. 
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Figure 7‐ Primary Urban Center Development Plan Land Use Map 
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Chapter 3: Land Use and Transportation – Protecting and Enhancing Natural, Cultural and Scenic 
Resources 
• Preserve historic and cultural sites 
• Preserve panoramic views of natural landmarks and the urban skyline 
• Provide parks and active recreation areas 

 

Discussion:  The SHPD concurred with an HRS 6E‐8 project effect determination of “Effect, with proposed 
mitigation  commitments”.  The  project will  have  an  adverse  effect  on  the  existing  building  and  State 
Inventory of Historic Places (SIHP) #50‐80‐14‐8840. 

Mitigation commitments  include  (1) a historic context study  for the existing building,  (2) archaeological 
data recovery in the form of targeted data collection and archaeological monitoring for State Inventory of 
Historic Places (SIHP) #50‐80‐14‐8840, (3) burial treatment for SIHP #50‐80‐14‐8840 (Component 2, Feature 
6), and  (4)  implementation of a GIS Story Map highlighting  the history and  cultural  significance of  the 
Nuuanu  Stream  /  River  Street  corridor  fronting  the  Project.  Mitigation  measures  are  detailed  in  a 
Memorandum of Agreement  (MOA), prepared pursuant  to 36 CFR Part 800.6 and  in  consultation with 
SHPD.  For  further  discussion,  see  Section  4.4.1  Historical  and  Archaeological  Resources  and  the  
Archaeological  Inventory  Survey  and  Memorandum  of  Agreement  in  Appendix  I  –  NEPA  EA  and 
Appendices. 

The proposed building will not interfere with any panoramic views and is oriented mauka‐makai. The Project 
Site is well‐served by parks and recreational resources. The Project Site is near several recreational facilities 
in the Downtown‐Chinatown community. The Project Site is bounded by River Street to the northwest. The 
sidewalks along River Street serve as a promenade also known as Sun Yat Sen Mall along  the Nu‘uanu 
Stream,  located approximately 54 feet north of the Project Site.  Further south, River Street becomes a 
pedestrian‐only promenade adjacent to the Chinese Cultural Plaza, which is host to various cultural events 
throughout the year. The Foster Botanical Garden, which is managed by the City, Department of Parks and 
Recreation (DPR),  is located approximately 246 feet northeast of the Project Site. Beretania Community 
Park, managed  by  DPR,  is  located  approximately  0.16‐mile  northwest  of  the Project  Site.  Kauluwela 
Community Park, managed by DPR, is located approximately 0.18‐mile north of the Project Site.   

Additionally, the new building will include a multi‐purpose room with warming kitchen, restrooms, storage, 
a  computer  room,  social  services  activity  rooms,  social  services office, a courtyard, retail space,  and  a 
garden.  The  fourth floor will  include a covered recreation deck  and  dog  area  for  additional  recreation 
opportunities. 

 
Chapter 3: Land Use and Transportation – Cultivating Livable Neighborhoods 
• Develop a system for collaborative neighborhood planning: 
• Cultivate existing and new “neighborhood centers” 
• Make streets “pedestrian‐friendly” 

 
Discussion:   The existing Project Site  is underutilized and considered urban blight. The proposed Project 
would renew the Project Site and enhance the design and safety of the surrounding neighborhood through 
streetscape enhancements. The Project will include a multi‐purpose room for resident and neighborhood 
use. HSD started consultation with the surrounding community and other stakeholders on the Project in 
2014 and has  incorporated various design recommendations. The Project has also been conceived with 
input from Feng Shui professionals. 
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Chapter 3: Land Use and Transportation – In‐Town Housing Choices 
• Reduce costs for apartment homes. 
• Preserve and expand the current inventory of affordable rental housing units. 
• Provide incentives and cost savings for affordable housing.  
• Provide for high‐density housing in mixed‐use developments around transit stations.  

 
Discussion:  The Project will consist of one‐ and two‐bedroom affordable rental units for seniors earning 
30% of the AMI, 60% of the AMI, and 80% of the AMI or below. In order to construct the Project, HSD will 
seek Chapter HRS, 201H exemptions to ameliorate the cost of the Project. 
The  proposed  Project  is  a  recipient  of  various  affordable  housing  financing  tools,  including  LIHTC,  as 
discussed  in  Section  13  Development  Costs  and  Financing.  HSD  will  also  seek  affordable  housing 
exemptions under HRS, Chapter 201H as discussed in Section 5 Exemptions and Waivers. 
 
The Project is within walking distance of the vibrant Chinatown‐Downtown area, the proposed Chinatown 
TOD  rail station, and a  large variety of grocery stores, small markets,  restaurants, and personal service 
providers. The Project is within 2020 Qualified Census Tract (QCT) 51.00 with a poverty rate of 31.3% (2014‐
2018  American  Community  Survey  data).  The  Project  is  bounded  by  River  Street  to  the  northwest, 
Borthwick Mortuary to the south and east, and the Lum Sai Ho Tong temple to the southwest. See Figure 4 
–  Tax Map Key. 

Chapter 3: Land Use and Transportation – Develop a Balanced Transportation System 
• Implement land use strategies to achieve a balanced transportation system.  
• Implement Transportation Demand Management strategies.   
• Implement the Honolulu Bicycle Master Plan. 
• Enhance and improve pedestrian mobility. 
• Encourage the full use of existing private and public parking garages. 

 
Discussion:  Because the Project is targeted to seniors and is located in close proximity to shopping, cultural, 
social, and recreational resources/amenities, HSD will seek exemptions to off‐street parking and  loading 
requirements through the HRS, Chapter 201H process. The Project will be constructed with 51 parking stalls 
and 86 bicycle parking stalls. Sidewalks along River Street will be improved with landscaping, trees and the 
multi‐purpose room will have a transparent/active  façade,   enhancing the pedestrian environment. The 
proposed Project is consistent with these policies and guidelines. 
 

4.4 CURRENT AND HISTORIC SITE CONDITIONS 

The Project Site consists of an existing 35‐foot‐tall, two‐story, commercial building, which was constructed  
in 1958, and an asphalt‐paved parking lot. The commercial building was occupied by various small office, 
restaurant,  and  commercial  establishments;  however,  the  building  is  now  vacant  and  has  become 
dilapidated over time. All existing structures and the surface parking lot on the property will be removed 
and replaced by the Halewai‘olu Senior Residences. 

Additional ground disturbance will include borings related to foundation pile installation; excavations for 
structural footings, utility installation, roadway and parking area installation; and landscaping.  

 Historic and Archaeological Resources    

Subsurface testing excavations throughout the project area identified one archaeological historic property, 
State Inventory of Historic Places (SIHP) #50‐80‐14‐8840 with components 1‐3. Component 1 consists of 
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multiple, buried agricultural deposits associated with use of the Nu‘uanu Stream floodplain. Component 2 
consists of possibly pre‐ to post‐ Contact habitation layers, including associated pit features and a human 
burial site. Component 3 consists of historical infrastructure remnants associated with the residential and 
commercial development of Honolulu. SIHP #50‐80‐14‐8840 is assessed as significant under Criteria d and 
e and is eligible for inclusion in the Hawai'i Register of Historic Places (HRHP) and the National Register of 
Historic Places (NRHP) under Criterion D. See Archaeological Inventory Survey in Appendix I – NEPA EA and 
Appendices.  

 
A Reconnaissance Level Survey (RLS) by Fung and Associates (see Appendix A of the Final AIS) identified the 
existing building as eligible for  listing on the NHRP under Criterion C and thus, significant under Hawai‘i 
Administrative Rules  (HAR) §13‐275‐6 Criterion c. The SHPD concurred with  this assessment  in a  letter 
dated, February 27, 2017 (Log No.: 2017.02503; Doc. No.: 1702JLP04). The building was constructed in 1958 
and was designed by engineer Kenneth Sato.  
 
The SHPD concurred with an HRS 6E‐8 project effect determination of “Effect, with proposed mitigation 
commitments” and effect determination of “adverse effect” pursuant to 36 CFR 800.5. The Project will have 
an adverse effect on the existing building and SIHP #50‐80‐14‐8840.  Are documented in a Memorandum 
of Agreement  (MOA) was  executed by  the City  and County of Honolulu  (“CCH”)  in  its  capacity  as  the 
Responsible  Entity,  the Hawai‘i  State Historic  Preservation Officer  (“SHPO”)  through  the  office  of  the 
Hawai‘i State Historic Preservation Division, a division of the Department of Land and Natural Resources of 
the  State  of  Hawai‘i  (“SHPD”)  and  Halewaiʻolu  Senior  Development,  LLC,  (“Developer”  or  “HSD”) 
(collectively  “Signatory  Parties”). Mitigation  commitments  include  (1)  a  historic  context  study  for  the 
existing building, (2) archaeological data recovery in the form of targeted data collection and archaeological 
monitoring for Site 50‐80‐14‐8840, (3) burial treatment for Site 50‐80‐14‐8840 (Component 2, Feature 6), 
and (4) implementation of a GIS Story Map highlighting the history and cultural significance of the Nuuanu 
Stream / River Street corridor fronting the Project. These mitigation measures are detailed  in the MOA, 
prepared  pursuant  to  36  CFR  Part  800.6  and  in  consultation with  SHPD.  For  further  information,  see 
Archaeological  Inventory  Survey  and  Memorandum  of  Agreement  in  Appendix  I  –  NEPA  EA  and 
Appendices. 

 
The Final AIS was prepared in accordance with HRS §6E‐8, HAR §13‐275, HAR §13‐276 and 24 CFR, Part 58, 
to  comply with  NHPA  Section  106  and  includes  SHPD  added  stipulations  to  project  permits  that  are 
described in the June 5, 2020 Final AIS acceptance letter in the Archaeological Inventory Survey in Appendix 
I – NEPA EA and Appendices.  

 Cultural Impact Assessment  

A Cultural  Impact Assessment  (CIA)  is not required since the Project  is exempt under HRS Chapter 343, 
Environmental  Impact Statement Laws, HAR, Chapter 11‐200.1, Environmental  Impact Statement Rules, 
and is not required under the NEPA and NHPA Section 106 but was voluntarily conducted by HSD out of 
respect  towards  the  `āina  (land)  and  the  Native  Hawaiian  people  and  culture.  The  Cultural  Impact 
Assessment  report  is available  in Appendix  I – NEPA EA and Appendices. Any potential  impact on  iwi 
kūpuna will be respectfully mitigated through the implementation of the project’s burial treatment plan, 
through an archaeological mitigation plan, and careful adherence to Hawai‘i State burial law during project 
construction. 
 
Pursuant to HRS §6E, in the event that any artifacts or human remains are uncovered during construction 
operations, the Contractor shall immediately suspend work and notify the Honolulu Police Department, the 
SHPD  Historic  Preservation  Division  and  the  responsible  City  Agency.  For  further  information,  see 
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Archaeological  Inventory  Survey  and  Memorandum  of  Agreement  in  Appendix  I  –  NEPA  EA  and 
Appendices. 
 

4.5 FLOOD, TSUNAMI, AND SEISMIC RISK 

 Flood 

According to the Federal Emergency Management Agency’s (FEMA) Flood Insurance Rate Map (FIRM), map 
number 15003C0354G, effective on January 18, 2011, the Project Site is located in Zone “X,” indicating an 
area of minimal flood hazard that has been determined to be outside the 0.2% annual chance floodplain 
and outside of the 500‐year floodplain. The Project Site is not located within a FEMA Special Flood Hazard 
Area  (SFHA).  See  Figure  8  –  FEMA  Firmette  No.  15003C0354G.  Although  the  Federal  Emergency 
Management Agency (FEMA) is in the process of completing a 2019 Base Level Engineering (BLE) for flood 
areas on Oahu that were not previously mapped, the intent of BLE studies is to provide flood hazard data 
in existing Zone A’s or where there is no effective flood hazard zone designated. Although an unpublished 
BLE study identifies the Project Site as potentially within the 100‐year floodplain with a Base Flood Elevation 
(BFE)  of  12.04,  the  current  FIRM map  in  effect  designates  the  Project  Site  as  Zone  “X”  and  no  flood 
mitigation is required. Furthermore, FEMA’s FIRM amendment process to revise the flood zone designation 
has not been completed, the public has not had the opportunity to provide input on the flood risks, and 
the immediate adverse impacts that the a potentially new flood designation will have on the affected area 
are not known (i.e., Elevating the Project to 12.04 feet will exacerbate adjacent properties’ flood risk). 

 Tsunami 

The City, Department of Emergency Management prepares Tsunami Evacuation Zone Maps for the island 
of Oʻahu. According to Map 19, Inset 2 – Airport to Waikiki, the subject property is not within the Tsunami 
Evacuation Zone. During an extreme tsunami event generated from earthquakes of Magnitude 9+ on the 
Richter scale, the Project is within the “Extreme Tsunami Evacuation Zone” (XTEZ) and must be evacuated. 
Figure 9: Tsunami Evacuation Zone. 

 Seismic Hazard 

Figure 10: State of Hawai‘i Seismicity illustrates the estimated risk of earthquakes using the measure of 
ground motion hazard  in terms of peak ground acceleration (PGA) measured as a percentage of Earth's 
gravitational  acceleration  (g).  The  color  scale  shows  the  island  of  O‘ahu  has  an  expected  ground 
acceleration of 15%, a reduced risk  in which a moderate amount of shaking may be experienced (USGS, 
2017).  
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Figure 8‐ FEMA FIRMette No. 15003C0354G 
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Figure 9 ‐ Tsunami Evacuation Zone 
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Figure 10 – State of Hawai‘i Seismicity 
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4.6 CLIMATE CHANGE AND SEA LEVEL RISE 

Based on Guidance from the Honolulu Climate Change Commission, the City and County of Honolulu has 
found that a planning benchmark of six feet of sea level rise (SLR) is appropriate for projects with a life span 
beyond mid‐ century, and for critical infrastructure. The National Oceanic and Atmospheric Administrators 
(NOAA) have come up with a viewer to view impacted areas at different levels of sea level rise.  At six feet, 
the Project Site will not be affected by sea  level rise.   See Figure 11: Sea Level Rise Exposure Area and 
Figure 12: Sea Level Rise Exposure Area (Enlarged). 
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Figure 11 – Sea Level Rise Exposure Area 

  
  

Project 
Location 
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Figure 12 — Sea Level Rise Exposure Area (Enlarged) 
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4.7 TENANT RELOCATION 

The building has been vacant since February 2020; no tenants will be relocated. 

 Existing Building 

According to tax records, the floor area of the existing building is 10,256 sq ft; building area is 5,128 sq ft. 

4.8 PROPOSED BUILDING AND AMENITIES 

 Unit Mix, Size and Affordability 

The building  will include 156 units (including one manager unit), for seniors aged 62 and over, at or below 
80% Area Median Income (AMI). Halewai‛olu Senior Residences has designated 90% of the units (139 units) 
affordable for residents earning 60% or below of AMI and the remaining 16 units as affordable for residents 
earning 80% or below of AMI. Units will remain affordable for a term of 65 years, with an option to extend 
to 75 years. See Section 4.8.3 Floor Area and Uses at Each Level for a description of the non‐residential 
portion of this Project.  

The Project includes one‐ and two‐bedroom units. Nearly identical one‐bedroom unit configurations will 
be offered and will range from 475 to 490 square feet in floor area. Two‐bedroom units about 838 square 
feet will also be available. The proposed AMI, type of apartment, bedrooms and floor area are presented 
in Table 3: Housing Unit Mix and Table 4: Housing Unit Type, Number of Bedrooms and Size. See  the 
preliminary floor plans on Sheets A‐111 through A114 in Appendix C – Drawings for 201H.  

Table 3: Housing Unit Mix  

AMI  1‐bedroom  2‐bedroom  Total 

30% of AMI  8  0  8 
60% of AMI  115  16  131 
80% of AMI  7  9  16 
Manager’s Unit  0  1  1 
Total:  130  26  156 

 

Table 4: Housing Unit Type, Number of Bedrooms and Size  

Apartment 
Type 

Number of 
Bedrooms 

Number of 
Apartments 

Size  Percent Affordable 

1A  1  26  +/‐ 490 SF  100% 
1B  1  26  +/‐ 482 SF  100% 
1C  1  26  +/‐ 481 SF  100% 
1D  1  26  +/‐ 476 SF  100% 
1E  1  26  +/‐ 475 SF  100% 
2A  2  13  +/‐ 838 SF  100% 
2B  2  13  +/‐ 838 SF  100% 

 
Rents will be based on AMI limits provided in Table 3 and on the City and County of Honolulu rates published 
annually by HHFDC based on income levels and limits established by the U.S. Department of Housing and 
Urban  Development,  adjusted  for  household  income,  unit  and  family  size,  and  utility  allowance.  For 
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amounts currently in effect, see Table 5: Maximum Affordable Rent for 2020 and Table 6: Proposed Utility 
Allowances for 2020. The resident rental rate is net of the utility allowance. For current income limits, see 
Table 7: Honolulu County Income Schedule by Family Size for 2020, published by HHFDC (The full HHFDC 
tables for Household Income and Maximum Affordable Rent are provided in Table 17 and Table 20).   
 
Table 5: Maximum Affordable Rent for 2020 

Area Median Income  1‐Bedroom  2‐Bedroom 

30%   $708  $850 
60%   $1,417  $1,701 
80%   $1,890  $2,268 

Source: HHFDC; monthly rent limits include the cost of the utilities, shown in the following table. 

Table 6: Proposed Utility Allowances for 2020 

Utility or Service 
Monthly Dollar Allowances 

1‐Bedroom  2‐Bedroom 
Cooking–Electric  $19  $27 
Other Electric  $71  $99 
Water Heating—Electric   $40  $53 
Total  $130  $179 

Source: Utility allowances are based on HUD’s  “Utility Allowance  Schedule”  for  the City and County of 
Honolulu, High Rise, released Jan 1, 2020. 

Table 7: Honolulu County Income Schedule by Family Size for 2020  

 Source: HHFDC Honolulu County Income Schedule by Family Size, 2020  

 Type of Construction  

The new building will be a structural steel and concrete high‐rise tower with a CMU and EIFS exterior. 

 Floor Area and Uses at Each Level 

Details of floor area and uses are provided in Table 8: Floor Area by Level below. Common areas 76,619 
square feet and non‐residential area is 618 square feet. 

Table 8: Floor Area by Level 
Level  Area 

1: Ground Level     16,844 square feet 
2: Lobby, Utility, and Stairs (Parking not counted)       1,864 square feet 
3: Lobby, Utility, and Stairs (Parking not counted)       2,449 square feet 
4: Recreation and Amenities       9,584 square feet  
5 to 17: Residential (each floor)       9,785 square feet (each floor) 
Total Floor Area:  157,946 square feet  

Household  30%  60%  80% 
1‐Person  26,460  52,920  70,560 
2‐Person  30,240  60,480  80,640 
3‐Person  34,020  68,040  90,720 
4‐Person  37,770  75,540  100,720 
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Ground Level 
The ground  level will  include a multi‐purpose room, warming kitchen, restrooms, storage rooms, utility 
rooms, computer room, social services activity rooms, social services office, property management offices, 
mail and package boxes, and elevator  lobby on the ground  level.   A courtyard, retail space, and parking 
access, along with bicycle parking, a trash compactor room and loading area are also on the ground level.  
The courtyard will have a large sliding gate opening to welcome visitors and residents during the day. At 
night, the sliding gate and courtyard fence will be  locked with controlled access to secure the premises. 
Stakeholders  emphasized  the  need  for  a  secure  building  in  this  area  of Downtown‐Chinatown.  In  the 
interest of keeping seniors safe, there will be controlled access into the building and a resident manager on‐
site.  There  will  also  be  a  social  services coordinator,  property management  office  and maintenance 
personnel on‐site daily. 

Private Open space at the ground level includes the courtyard, makai landscaped area, and side and rear 
yard setbacks. See Sheet A‐111 – Floor Plan Level 1  in Appendix C – Drawings for 201H, sheet A‐111. The 
Project  is not providing any Public Open Space and  is not pursuing bonus floor area based on providing 
Public Open Space. 

Second and Third Level 
The second  level  includes vehicle and additional bicycle parking, storage, and utility rooms. The garden 
located on the roof of the multi‐purpose room along with mechanical equipment, will be accessed from 
the second level. The third level will be comprised of vehicle and bicycle parking, along with an emergency 
generator. Appendix C – Drawings for 201H, sheet A‐112 and A‐113. 

Fourth Level  
The fourth level includes a covered recreation deck with dog area, laundry room, restroom, maintenance 
and storage rooms. Appendix C – Drawings for 201H, sheet A‐113 

Fifth Level and Above 
Residential units are on levels five through seventeen. Each residential level will include 12 units. All units 
will be Americans with Disabilities Act (ADA) compliant or adaptable to allow conversion to accessible units. 
Common areas will be ADA compliant. Additional mechanical equipment will be located on the roof. See 
Appendix C – Drawings for 201H, sheet A‐114. 

 Project Amenities, Recreational Space, and Support Facilities 

The Project will include recreational facilities for senior residents, such as a computer room (on the ground 
level) garden for residents (on the second level), and recreation deck with pet area (fourth level). Residents 
will choose what plants to grow in the garden. The multi‐purpose room, warming kitchen, restrooms, and 
activity  rooms  on  the  ground  floor  will  be  available  for  use  by  the  senior  residents,  as  well  as  by 
neighborhood organizations. The Project  is not a “public”  facility  in  that  it will be privately owned and 
operated  by  Halewai‘olu  Senior  Development,  LLC  (HSD).  An  Advisory  Committee,  consisting  of 
neighborhood organizations, will be formed to provide input to the social service coordinator and property 
manager on the scheduling of activities to be held at the Social Activities Center. A future retail area will 
also be located on the ground level. 

See Section 4.3 – Primary Urban Center Plan for further discussion on proximity to neighborhood services 
and employment. 
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4.9 PARKING AND ACCESS 

 Pedestrian Access 

The main entry for residents, their guests, and users of the multi‐purpose room and retail space will be 
through the Courtyard directly fronting River Street. A secondary pedestrian access from the lobby into the 
loading area will be for deliveries.  See Appendix C – Drawings for 201H, sheet A‐111. 

 Car and Bicycle Parking  

The Project will provide 51 parking stalls (that includes 4 stalls to meet ADA requirements) 1 loading stall, 
and 86 bicycle stalls for residential and non‐residential use, located on the ground, 2nd, 3rd, and 4th levels 
(see Appendix C – Drawings for 201H, sheet A‐111, A‐112, A‐113. Parking will not be assigned or reserved 
but will  be  available  to  residents,  staff,  and  visitors  to  the  facility  on  a  first‐come‐first‐serve  basis.  A 
dedicated service elevator will provide access to parking and the Recreation Deck levels 1 to 4. A summary 
of stall requirements for BMX‐4 is provided in Table 2: Land Use Ordinance Development Standards.  

Depending on resident interest, the Project may participate in ride sharing programs and may designate a 
specific stall(s) as Shared Parking. 

Bicycle parking standards require 98 bicycle stalls (16 short‐term, 78 long‐term) for the residential units. 
This Project is for Seniors aged 62+ and is not anticipated to have to same demand for bicycle parking as a 
typical affordable family project. This Project will provide 82 bicycle stalls (6 short‐term, 76 long‐term) for 
residential units. For non‐residential bicycle parking, 4 stalls  (3 short‐term, 1  long‐term) are required; 4 
stalls are provided. All 9 short‐term bicycle stalls will be located on the ground floor, near the loading zone 
entrance. Long‐term bicycle stalls will be located on the 2nd, 3rd, and 4th levels. Parking requirements are 
summarized in Table 2: Land Use Ordinance Development Standards. Signage directing bicycle riders to 
the short‐term bicycle parking will be provided at the courtyard (main entry and driveway‐side gates).  

 Driveway Access 

The Property is currently accessed by two driveways along River Street. Project improvements will include 
removing one driveway; the other will be reconstructed and widened to serve as the means of vehicular 
access. 

4.10 INFRASTRUCTURE 

 Wastewater Availability Letter 

Existing Conditions  
The Project Site is served by an existing 6‐inch sewer lateral. 

Proposed Improvements and ENV Comments 
The existing 6‐inch lateral will be replaced by an 8‐inch lateral to serve the proposed development.  The 
new lateral will be connected to the same sewer manhole that intercepts the existing 6‐inch lateral.  
 
A Sewer Connection Application (2019/SCA‐0111) for the Project was issued by the City, DPP on January 
29, 2019 (Gray et al., 2019).  See Appendix E – Will Serve Letters (Sewer Connection, BWS, HECO). 
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The Applicant received a  letter on April 23, 2020 from ENV related to fees  in response to the NEPA EA. 
Agency comments and the Applicant response is in Appendix D – Agency Comment Letters. Applicant is in 
the process of requesting a waiver from wastewater fees per the recently passed Ordinance 18‐1, ROH 14‐
10.8. 

 Potable Water 

Existing Conditions  
The Preliminary Engineering Report prepared by Gray, Hong, Nojima & Associates, Inc confirmed that the 
existing BWS potable water system serving the Project Site consists of an 8‐inch diameter water line which 
runs within River Street. Four water  laterals serve the Project Site from the 8‐inch water  line. There are 
nine abandoned water meter boxes located within the concrete sidewalk fronting the Project Site. (Gray et 
al., 2019).  

Proposed Improvements and BWS Comments  
According  to  a  letter  from  the BWS, dated March 7, 2019,  “the  existing water  system  is  adequate  to 
accommodate the domestic demands and offsite fire protection for the proposed development.” However, 
the  final decision on  the  availability of water will be  confirmed during  the building permit application 
approval process (Gray et al., 2019). 

The Applicant received a  letter from the Board of Water Supply (BWS) commenting on the NEPA EA, on 
May 4, 2020. Agency comments and the Applicant response is in Appendix D – Agency Comment Letters. 
Applicant is in the process of requesting a waiver from BWS fees. 

 HECO Facilities 

Existing Conditions  

The Project Site is served by an existing 167 KVA, 120/240V, single phase, pad‐ mounted Hawaiian Electric 
Company (HECO) transformer located at the southern driveway, which connects to underground HECO duct 
lines that are routed along River Street. A HECO handhole  located on the sidewalk next to the southern 
driveway currently distributes primary utility power to the Project Site. 

Potential Improvements 

The  Project  may  include  extending  new  HECO  underground  conduits,  installing  new  handholes  and 
manholes, and upsizing primary utility conductors, pending HECO’s upgrade of underground duct lines and 
circuits.  

The   Applicant received an email from Mr. Rouen Liu, Permit Engineer, Hawaiian Electric Company,  Inc. 
(HECO) commenting on the NEPA EA, on April 27, 2020 that HECO has no objections to the Project, but 
stated  that HECO “will need continued access and proper clearances  for maintenance of our  facilities.” 
Agency comments and the Applicant response is in Appendix D – Agency Comment Letters. 
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 Telecommunication Facilities 

Existing Conditions 

The  Project  Site  is  served  by  Spectrum’s  telecommunications  services  via  Hawaiian  Telcom  (HT) 
underground conduit system. Spectrum uses the HT pull box located next to the southern driveway near 
the HECO handhole to deliver telephone, internet and cable television services.  

Potential Improvements 

HT has confirmed that the existing infrastructure is adequate to provide telephone and high‐speed internet 
services to the Project, which may include the installation of fiber optic cables to deliver telephone, high‐
speed  internet  services  and  digital  television  services.  Associated  off‐site  improvements  will  include 
telecommunication system improvements, including extending new underground conduits, installing new 
pullboxes, handholes and manholes, and supplementing the existing underground support structure (Gray 
et al., 2019).  

 Transportation Facilities 

Existing Conditions  
The Focussed Mobility Analysis Report (MAR) analyzed existing traffic operations at two intersections near 
the Project Site (Kukui Street/Maunakea Street and Kukui Street/River Street), estimated trip generation, 
reviewed  site  access  and  considered  the Project’s potential  impacts on pedestrian, bicycle  and  transit 
modes (Fehr and Peers, 2019). See MAR in Appendix I – NEPA EA and Appendices. 

Existing Roadway System 
Vehicle access/ to the Project Site is provided by Kukui Street and River Street. Egress from the Project Site 
is provided by River Street and a stop‐controlled right turn onto North Vineyard Boulevard.  
 
The analysis in the MAR is based on engineering methodologies published in the Highway Capacity Manual 
(HCM), published by the Transportation Research Board. The operations of roadway facilities are described 
with the term Level of Service (LOS). The HCM defines LOS as “a quantitative stratification of a performance 
measure or measures  representing  quality  of  service.” HCM  defines  the  six  levels  of  service  from  the 
traveler’s perspective, ranging from the best – LOS “A” – to the worst – LOS “F.”  LOS’s “A,” “B,” and “C” are 
considered satisfactory levels of service. LOS “D” is generally considered a “desirable minimum” operating 
LOS. LOS’s “E” and “F” are undesirable conditions. Intersection LOS is primarily based upon average delay 
in seconds per vehicle (sc/veh) (Fehr & Peers, 2019). 
 
A description of the existing roadway system near the Project area is below:  
 
• River Street is a local street that traverses in a mauka‐makai direction and provides direct access to the 

Project Site. River Street is a one‐way, one‐lane street under the jurisdiction of City from North Kukui 
Street to North Vineyard Boulevard. The posted speed  limit  is 25 mph. Makai of North Kukui Street, 
River Street becomes a pedestrian promenade and continues as a vehicular roadway makai of North 
Beretania Street; 

• North Vineyard Boulevard is a major arterial road within the vicinity of the Project Site. It is a six‐lane 
arterial  that  extends  between  Pālama  Street  and  Lunalilo  and  is  under  the  jurisdiction  of  State, 
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Department of Transportation (HDOT). The posted speed limit is 30 mph. The  intersections of North 
Vineyard Boulevard at River Street and Maunakea Street are signalized; 

• Kukui Street traverses an ‘Ewa‐Diamond Head direction between A‘ala Street and Pali Highway. Kukui 
Street is a two‐way, two‐lane local street under the jurisdiction of the City, DTS. The posted speed limit 
of Kukui Street is 25 mph; and, 

• Maunakea Street is a two‐lane local street that is aligned in a mauka‐makai direction. It is located on 
the Diamond Head side of the Project Site and connects North Vineyard Boulevard and Kukui Street. 
The posted speed limit is 25 mph. Maunakea Street is under the jurisdiction of DTS (Fehr & Peers, 2019). 

 
The  intersections of Kukui Street/Maunakea Street and Kukui Street/River Street were evaluated during 
weekday AM and PM peak periods (6:00 AM – 9:00 AM and 3:00 PM – 6:00 PM). The weekday AM peak 
hour of traffic occurred between the hours of 7:15 AM and 8:15 AM. Weekday PM peak hour of traffic 
occurred between the hours of 5:00 PM and 6:00 PM at the N Kukui Street/River Street intersection, and 
between 4:45 PM and 5:45 PM at N Kukui Street and Maunakea Street. Both intersections were found to 
function at a LOS C or better during the AM and PM peak hours (Fehr & Peers, 2019). See Table 9, Existing 
(2019) Intersection Levels of Service. 

Existing Public Transit Service 

Bus service in the Project area is provided by Oʻahu Transit Services, which operates TheBus. The closest 
bus  stops  are  located  0.1 mile  away  (or  roughly  a  four‐minute walk)  from  the  Project  Site  on North 
Beretania Street at River Street (Stop ID: 439) and Nu‘uanu Avenue at North Vineyard Boulevard (Stop ID: 
389). These bus stops serve about 25 different routes, which provide transit users good access to most 
destinations in and around Downtown Honolulu (Fehr & Peers, 2019). 

Table 9: Existing (2019) Intersection Levels of Service 

Intersection  Traffic Control  Peak Hour 
Delay 

(seconds/vehicle) 
LOS 

1. North Kukui Street/River 
Street  Unsignalized 

AM  7.6  A 
PM  7.5  A 

2. North Kukui 
Street/Maunakea Street  Signalized 

AM  21.3  C 
PM  23.5  C 

Source: Fehr & Peers, 2019 
 

The City is currently in the construction stages of its fixed rail transit system, Honolulu Authority for Rapid 
Transportation (HART) Rail, which begins in Kapolei and ends at Ala Moana Center in the PUC. The proposed 
transit system is being constructed in phases. The Chinatown Station No. 17 is planned to serve Chinatown, 
Pali, Downtown, and outlying residential areas, and  is  located approximately 0.4 mile southwest of  the 
Project area. The station features ADA pedestrian access, bicycle parking, elevator and stairs, restroom, 
connections to the TheBus, and TheHandiVan pick‐ up and drop‐off. The entire system  is estimated to be 
operational  by  2025. HART  estimates  that  the operation of the rail system will remove approximately 
40,000 vehicles from the roads by 2030 (HART, 2019).  

Existing Pedestrian and Bicycle Access 

Pedestrian  counts  collected during  the peak periods  at  the  two  study  intersections  indicated  that  the 
highest volumes of pedestrians crossing at a study  intersection occurred during the PM peak hour, with 
203 people crossing at  the North Kukui Street/Maunakea Street  intersection. Most pedestrians crossed 
Maunakea Street on the Diamond Head side of the  intersection. The pedestrian pathways between the 
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Project Site and the two nearest bus stops were found to provide adequate access in terms of pavement 
quality and limited conflicts with vehicles (Fehr & Peers, 2019). 
 
Bicycle activity in the vicinity of the Project area is low, based on counts collected during the peak periods. 
A total of 11 bicyclists were observed at the North Kukui Street/River Street intersection during AM and 
PM peak hours, and 22 bicycles were observed at the North Kukui Street/Maunakea Street  intersection 
during the AM and PM peak hours (Fehr & Peers, 2019). 
 
The Project is not anticipated to have a significant long‐term or a cumulative adverse impact to existing or 
proposed  bicycle  and  pedestrian  networks  in  the  Project  area.  The  Downtown  TOD  Plan  identifies 
pedestrian intersection improvements that are to be made at the River Street’s intersections with Kukui 
Street  and  North  Vineyard  Boulevard.  A  pedestrian  signal  was  recently  installed  at  River  Street’s 
intersection with North Vineyard Boulevard.  The  Project will not  conflict with  these  improvements or 
significantly impact the existing sidewalk provided along its frontage. The O‘ahu Bike Plan (2012) provides 
guidance on desired bike  facilities across  the  island of O‘ahu. This plan  is currently being updated. The 
O‘ahu Bike Plan Update (2018 Draft) identifies a proposed bicycle path on the ‘ewa side of River Street, and 
proposed bicycle lanes on both sides of North Vineyard Boulevard and North Kukui Street. The Project will 
not conflict with the installation of these bicycle facilities (Fehr & Peers, 2019).   

Proposed Improvements 
The  Project  will  generate  few  vehicular  trips  and  is  expected  to  have  a  negligible  impact  on  traffic 
operations. Therefore, no roadway improvements are proposed. 
 
Once construction is completed, the project is forecasted to generate 310 net new daily vehicle trips, five 
net new AM peak hour trips (0  inbound/5 outbound), and 11 net new PM peak hour trips (3  inbound/8 
outbound). It should be noted that this forecast is a conservative estimation, as an existing daily driveway 
count was not completed for the survey (Fehr & Peers, 2019). The Project trip generation estimates are 
based on data that was developed using MainStreet, a web application developed by Fehr & Peers, and are 
summarized in Table 10: Project Trip Generation Estimates: 
 

Table 10: Project Trip Generation Estimates 

Project Component  Size 
Daily 
Trips 

AM Peak Hour  PM Peak Hour 

In  Out  Total  In  Out  Total 

Senior Adult Housing ‐
Attached  156 

units  577  11  20  31  22  19  41 

Transit/Walk/Bike Trip 
Reduction2 

  267  ‐7  ‐13  ‐20  ‐12  ‐11  ‐23 

Existing Trip Reduction3    ‐‐  ‐4  ‐2  ‐6  ‐7  0  ‐7 
Total    310  0  5  5  3  8  11 

Source: Fehr & Peers, 2019 

 

2 Internal capture and active/transit trip reductions calculated using MainStreet web app (see Appendix E for details). 
3 Existing trip reduction based on Project Site driveway counts conducted in March 2019. 



                         HRS 201H Application 

Halewai‘olu Senior Residences       4‐34 

 
Vehicular access for the Project will be provided by a single driveway on River Street at the makai end of 
the Project Site. This driveway provides access to the Project’s parking area provided on the second and 
third stories of the building, which will provide approximately 51 parking spaces. In addition, the driveway 
provides access to a loading area on the first floor that can accommodate one van or single‐unit truck for 
deliveries or passenger loading (Fehr & Peers, 2019).  

 
The Project is not anticipated to have a significant long‐term or a cumulative adverse impact on the existing 
traffic network in the Project area; and/or substantially decrease the LOS of the existing roadway network 
(e.g. change in LOS A to LOS F).  

Future Traffic Plans to be Submitted, As Required by DPP 

1. A Construction Management Plan (CMP) will be submitted to DPP for review and approval prior 
to the issuance of demolition/building permits for major construction work. The CMP will identify 
the type, frequency, and routing of heavy trucks and construction related vehicles. Every effort 
will be made to minimize impacts from these vehicles and related construction activities. The CMP 
will  identify and  limit vehicular activity  related  to  construction  to periods outside of  the peak 
periods of traffic where feasible, utilizing alternate routes for heavy trucks, provisions for either 
on‐site or off‐site staging areas for construction related workers and vehicles to limit the use of 
on‐street parking around the Project site, and other mitigation measures related to traffic and 
potential neighborhood impacts. Preliminary or conceptual traffic control plans will be included 
in  the  CMP.  The  Applicant  will  document  the  condition  of  roadways  prior  to  the  start  of 
construction  activities  and  provide  remedial measures,  as  necessary,  such  as  restriping,  road 
resurfacing, and/or reconstruction if the condition of the roadways has deteriorated as a result of 
the related construction activities. 

2. A Traffic Management Plan  (TMP) will be submitted and approved prior to the  issuance of the 
(temporary) Certificate of Occupancy (CO). The TMP will demonstrate how the loading area will 
be managed with the mix of residential drop‐off/pick‐up as well as trash pick‐up and commercial 
loading activities. 

3. Updates to the Focused Mobility Analysis Report (MAR) will be provided approximately one year 
after the issuance of the CO, to validate the traffic projections, trip reduction rates, distribution, 
and assignment contained in the initial MAR dated August 6, 2019. 

 
The Applicant received the following comments from the Department of Transportation (DOT) in a letter 
commenting on the NEPA EA, on April 29, 2020 requesting: 1) that the Applicant will consult with DOT 
during preparation of a CMP addressing construction related traffic and proposed safety measures. 
The  CMP  will  be  submitted  for  review  and  approval  by  CCH  prior  to  issuing  demolition  and 
construction permits; and 2) the Applicant will obtain a permit from the HDOT to transport oversized 
equipment/overweight  loads within  state  highway  facilities,  if  needed.  Agency  comments  and  the 
Applicant response is in Appendix D – Agency Comment Letters. 

 Solid Waste Collection and Disposal 

Existing Conditions  
Since the site is vacant and unused, solid waste is not currently being generated at the site. 
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Potential Improvements 

A private company will pick up and transport solid waste generated by this Project and transport  it to an 
approved disposal facility. 

 Storm Water and Drainage 

Existing Conditions 
The Project Site is almost entirely covered by impervious surfaces, consisting of an existing building and an 
asphalt paved parking lot. Storm water runoff flows from the Project Site toward a concrete swale near the 
southern most driveway and into a catch basin on River Street. The existing drainage system fronting the 
Project Site consists of concrete gutters along both sides of River Street and curb inlets/catch basins located 
at the northwest boundary and near the intersection of River Street and North Kukui Street. Underground 
18‐inch diameter, reinforced, concrete pipes run  from the catch basins and discharge  into  the adjacent 
Nu‘uanu Stream (Gray et al., 2019).   

Proposed Improvements 
Construction will involve excavation, trenching and other ground disturbing activities. Once construction is 
completed, approximately 94% of the Project Site will be impervious surfaces of either paved or roof topped 
areas. On‐site storm water will be collected by drain  inlets, biofiltration cells and underground drainage 
pipes which are anticipated to connect to the existing catch basin located in River Street (Gray et al., 2019). 
Four  (4)  biofiltration  units  are  located    in  the  landscaping  along  the  right  (Makai)  side  yard;  one  (1) 
biofiltration unit  is  located  in the courtyard  (see sheet A‐111  in Appendix C – Drawings). On‐site water 
retention is not required or provided. 

Pollution  control measures  and  Best Management  Practices  (BMPs)  will  be  installed  by  the  General 
Contractor  to prevent soil  loss and sediment discharges  into Nu‘uanu Stream and  to ensure  short‐term 
adverse  impacts  to  Nu‘uanu  Stream  are  avoided.  The  Project  will  not  require  an  NPDES  permit  for 
construction storm water  runoff, as  the project size  is  less  than 1.0 acre. BMPs will be employed  in all 
phases of the Project. BMPs will be installed prior to the start of construction, will be maintained throughout 
the construction period, and permanent BMPs will be installed once construction is complete. BMPs will 
generally  include a  stabilized  construction  ingress/egress,  catch basin  inlet protections, and  temporary 
filter  sock  perimeter  controls.  Permanent BMPs  are  listed  on  sheets  C005  and  C006  in Appendix  C  – 
Drawings.  

 Required Permits and Approvals 

A  list  of  permits  and  approvals  that may  be  required  is  provided  in  Table  11:  Required  Permits  and 
Approvals below. All permits/approvals are pending, except for the following: 
 
 FAA – Determination of No Hazard to Air Navigation for this Project; 
 Sewer Connection Application – Adequate Determination; 
 DCAB review of construction documents – Completed. 
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Table 11: Required Permits and Approvals 

Permit / Approval  Responsible Agency / Organization 

Section 106, NHPA Consultation  City, DLM; State, SHPD; Federal 

Aeronautical Study, form 7460‐1  Federal, Federal Aviation Administration 
(FAA) 

HRS, Chapter 201H, Affordable Housing Exemptions  DPP and City Council 
201H Development Agreement  DPP and City Council 
Development Agreement and Ground Lease   City Council 
Park Dedication Requirement  DPP 
Construction Plan Review and Approval, including Building, 
Electrical, Plumbing Permits; Grading/Trenching Permits;  
Clearing and Grubbing Permit; Stockpiling Permit; 
Sidewalk/Driveway Permit; Demolition Permit 

DPP 

Sewer Connection Application  DPP 
Construction Management Plan  DTS, DPP 
Traffic Management Plan  DTS, DPP 
Focused Mobility Analysis Report  DTS, DPP 
Certificate of Occupancy  DPP 
Storm Drain Connection Permit  DPP 
Construction Plan Review and Approval 
Water System Connection   BWS 

Construction Plan Review and Approval 
Fuel Tank Permit  HFD  

Street Usage Permit  DTS 
Erosion and Sediment Control Plan 
Clean Water Pollution Plan  
Post‐Construction Best Management Plan  

DPP, DFM 

Street Tree Permit  DPR, DPP 
Community Noise Permit 
Noise Variance Permit  HDOH 

HRS, §103‐50 Accessibility Compliance  HDOH, DCAB 
Dumb Lift Permit; Man Hoist Permit; Elevator Permit  State, DLIR 

 Topography and Soils 

Existing Conditions  
The Project Site is approximately trapezoidal in shape, with existing ground elevations ranging from +8 to 
+10 feet above mean sea level (MSL) (Geolabs, 2017). See Figure 13: Topography. 

Proposed Improvements 

Due to the existing relatively level topography at the site, the Project will involve minimal site grading work. 
Areas within  the  grading  limits will  be  cleared  and  grubbed  thoroughly.  The  Project will  use  a  deep 
foundation system consisting of micropiles with a diameter of 7.625 inches, extending about 75 to 120 feet 
below the bottom of the foundation cap elevations. See Geotechnical Engineering Exploration in Appendix 
I – NEPA EA and Appendices. Grading, excavation, and other construction activities required for the Project 
will be in accordance with City and State regulatory requirements.   
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Figure 13 – Topography 
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 EXEMPTIONS AND WAIVERS 
5.1 JUSTIFICATION 

The exemptions in Table 13: Summary of Requested Exemptions and Waivers are requested to improve 
Project financial feasibility. The entire Project (100%) will be affordable rental project for seniors 62 and 
older; 139 units (90% of the rentable units) will be restricted to seniors earning 60% or below of AMI and 
the remaining 16 units (10%) to seniors earning 80% or below of AMI.  
 
This Project  complies with  the Downtown  TOD  Special District design  standards  and  guidelines where 
feasible. Most  importantly  it  expands  the  diversity  of  housing  choices  in  proximity  to  the  proposed 
Chinatown  rail  station,  existing  businesses,  and  neighborhood  amenities, which  is  consistent with  the 
Downtown  Neighborhood  TOD  Plan.  See  Section  4.2.3  Compliance with  TOD  Design  Standards  and 
Guidelines for additional design elements of this Project that comply with TOD standards. See Section 2.2 
DPP’s NEPA  EA  Comments  for  additional  justification  and  Project  design  features  needed  to  support 
affordable housing. 

Park Dedication, BWS, Wastewater, and Permit Fee Waivers 
This Project would be exempt from Park Dedication requirements and BWS, Wastewater, and permit fees 
based on Ordinance No. 18‐1 that allows exemptions and fee waivers for projects with affordable rental 
dwelling units that comply with HRS Section 201H‐36(a)(5). 

To be eligible, HRS Section 201H‐36(a)(5) requires projects: be developed under HRS Section 104‐2(i)(2);  
provide  affordable  rental  housing  through  new  construction  or  substantial  rehabilitation;  and  that  all 
available units are for households with incomes at or below 140% of AMI. Therefore, this Project meets all 
requirements.  The  Project  is  new  construction  and  all  rental  units  will  be  at  80%  AMI  and  below. 
Furthermore, HHFDC funds for this Project are conditioned on compliance with  HRS Section 104, relating 
to wage and hour requirements applicable to the project and the use of State Funds. But requests for fee 
waivers are not guaranteed approval, so requests for fee waivers have been included in this application. 

Park Dedication  fees are calculated as  the  lesser amount of  the  two  following methods, and  therefore, 
10,770 sq ft x 53.20 $/sq ft = $572,964 is the estimated Park Dedication value.  

10% of maximum permitted floor area: 
 Lot Area: 26,925 sq ft x 4.0 FAR = 107,700 sq ft x 10% = 10,770 sq ft 

110 sq ft per unit: 
 110 sq ft / unit x 156 units = 17,160 sq ft 

Although not all the following areas may be considered park area, this Project will provide 12,938 sq ft of 
recreation space for senior residents as follows: 4,686 sq ft Recreation Deck and Dog Area (on Recreation 
Deck); 1,944 sq ft Activity Room 1 and 2; 215 sq ft Computer Room; 545 sq ft Social Service Support areas; 
521 sq ft Rest rooms; and 640 sq ft Gardening Deck. Also, the 4,932 sq ft Multi‐purpose room, Warming 
Kitchen, and Storage will be available to residents and the neighborhood. 
 
Fees Not Exempt by Ordinance 18‐1 and BWS 
If fees exempted by Ordinance 18‐1 and BWS are excluded from the total value of exemptions  listed  in 
Table 13:  Summary of Requested  Exemptions  and Waivers,  the  remaining  fee  exemptions  requested 
under this 201H application, total $16,436. 
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5.2 COMPARISON TO RESOLUTION 

Resolution 16‐70, CD1, FD1 (Appendix J) included 5 recommendations for the Applicant to address in the 
Project. The following Table 12: Comparison of Resolution to Project shows that the Project complies with 
4 out of 5 recommendations. In the case where it was not feasible to fully meet the recommendation, the 
Project design includes other mitigating features. 

As part of the Project’s set of anticipated discretionary approvals, the Developer intends to seek the City 
Council’s approval of 23’‐3” instead of the 40’ setback requested from the residential tower to the makai 
property  line, see Figure 14 – Setbacks at  the Makai Property Line. The Land Use Ordinance does not 
mandate a minimum side yard setback. When approving the Project’s current Development Agreement, 
the City Council wanted the Developer to address one neighbor’s recommended 40‐foot setback (30’‐0” 
from the residential tower to the parking podium + 10’‐0” from the parking podium to the makai property 
line).    After working  diligently with  the  Developer’s  construction,  engineering  and  financing  team  to 
accommodate the neighbor’s desired setback, it was determined that this setback would not be physically 
possible  if  the Project was  to  retain all  required units, parking and  community  space, nor would  it be 
financially  feasible.   However,  by  setting  the  tower  back  from  the  parking  podium  and  implementing 
landscaping and large openings in the parking podium, the Developer has mitigated to the fullest extent 
possible the proximity of  the tower  to the neighbor’s boundary.   Accordingly, the Developer  intends to 
request that the City Council approve a modification to the requested setback to 23’‐3” (13’‐6” setback 
from the makai property line to the parking podium and 9’‐9” from the parking podium to the residential 
tower)  and memorialize  the modification  in  an  Amended  and  Restated Development  Agreement  and 
Ground Lease.  This request does not specifically need to be included in the list of 201H exemptions, but it 
will  come  before  the  City  Council  concurrently  as  a  package  of  resolutions  they  review  on  the  201H 
exemptions, Amended and Restated Development Agreement and Ground Lease.  

Figure 14 – Setbacks at the Makai Property Line 
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Table 12: Comparison of Resolution to Project  

Reso 16‐70, CD1, FD1 recommendations for 
Applicant to address 

Halewai‘olu Senior Residences  
Features 

1. [The residential tower be setback 40’ from the 
property line.]4  
 
 

The Land Use Ordinance does not 
mandate a minimum side yard setback for 
BMX‐4 districts. A thirty‐foot distance 
would not be physically possible if the 
Project was to retain all required units, 
parking and community space, nor would 
it be financially feasible. However, by 
setting the tower back from the parking 
podium and implementing landscaping 
and large openings in the parking 
podium, the Applicant has mitigated to 
the fullest extent possible the proximity of 
the tower to the neighbor’s boundary. 
The setback from the property line to the 
residential tower is 23’‐3”, and the 
distance from the residential tower to the 
parking podium edge is 9’‐9”. 

2. The Project improvements facing in the 
Diamond Head direction be set back at least 
3’‐1”, from the Project's eastern boundary 
line, and the Project include maximum 
ventilation openings, in both the Diamond 
Head and makai garage walls, beginning at the 
Diamond Head‐makai corners of the garage; 

The Diamond Head setback is 3’‐10” and 
includes maximum ventilation openings 
in the Diamond Head‐makai corners of 
the garage. 

3. The makai garage wall facing the Lum Sai Ho 
Tong Temple have a minimum 10’ setback; 

The makai garage wall facing Lum Sai Ho 
Tong setback is 13’‐6”. 

4. The makai garage wall have a living plant 
installation; and 

The makai garage wall will have a living 
plant installation and additional 
landscape screening. 

5. The Lessee obtain statements from each 
resident in the development in which the 
resident acknowledges that the resident will 
be living next to a mortuary and that the 
mortuary requests that residents respect the 
privacy of its operations; 

Project will fulfill these resident 
disclosures during lease‐up. 

 

4 30’ from the residential tower to the parking podium's edge + 10’ from the garage wall to the property line = 40’. 



                         HRS 201H Application 

Halewai‘olu Senior Residences       5‐41 

Table 13: Summary of Requested Exemptions and Waivers 

Reference  Requested Exemption  Justification  Estimated Value 

Plan Review Fees 
18‐6.1  Exemption from plan review fees. 

Ord 18‐1 – waives plan review fees for 201H affordable housing.  
 
Should this Project not meet Ord 18‐1 criteria, an exemption is 
justified based on the amount, level and term of this Project’s 
affordable rental units. 

$30,000 

Building Permit Fees 
18‐6.2 

Exemption from building permit fees 
(including demolition, building, foundation, 
plumbing, electrical, fire sprinkler, etc.). 

Ord 18‐1 – waives permit fees for 201H affordable housing.  
 
Should this Project not meet Ord 18‐1 criteria, an exemption is 
justified based on the amount, level and term of this Project’s 
affordable rental units.  

$320,000 

Grading, Grubbing, and 
Stockpiling permit 

14‐14.4 

Exemption grading stockpiling, grubbing and 
de‐watering fees. 

Exemption supports Project financial feasibility and is justified 
based on the amount, level and term of this Project’s affordable 
rental units.  

$1,155 

Wastewater System 
Facility Charge  Sewer 

Connection Fee 
14‐6.4, 14‐10.1 to 10.3, 

10.6 

Waiver from payment of wastewater system 
facility charges and connection fees. If 
required, reduction and deferral of fees until 
certificate of occupancy. 

Ord 18‐1 – waives water system facility fees for 201H affordable 
housing.  
 
Should this Project not meet Ord 18‐1 criteria, an exemption is 
justified based on the amount, level and term of this Project’s 
affordable rental units.  

$192,000 

Storm Drain Connection 
14‐12.12 

Exemption from storm drain connection 
license fee. 

Exemption supports Project financial feasibility and is justified 
based on the amount, level and term of this Project’s affordable 
rental units.  

$200 

Fire Department Plan 
Review Fees 
20‐1.1(3) 

Exemption from HFD plan review fees. 
Exemption supports Project financial feasibility and is justified 
based on the amount, level and term of this Project’s affordable 
rental units.  

$14,056 

Board of Water System 
Facility Fees and Water 
Meter, Installation 

Charges and Connection 
Fees 
 

Sections 1‐102, 
2‐202 of the BWS Rules 

Waiver from BWS Rules and Regulations to 
waive payment of water system connection, 
facility, meter, and connection fees. If 
required, deferral of fees until certificate of 
occupancy. 

Exemption supports Project financial feasibility and is justified 
based on the amount, level and term of this Project’s affordable 
rental units.  
 

$285,000 
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Reference  Requested Exemption  Justification  Estimated Value 

Erosion and Sediment 
Control Fee 
14‐13.6 

Exemption from Erosion and Sediment 
Control Plan review fee. 

Exemption supports Project financial feasibility and is justified 
based on the amount, level and term of this Project’s affordable 
rental units. 

$250 

Trenching 
14‐17.1 

Exemption from trenching, repair and 
service permit fees. 

Exemption supports Project financial feasibility and is justified 
based on the amount, level and term of this Project’s affordable 
rental units. 

$775 

Park Dedication 
22‐7 

Exemption from Park Dedication 
requirements.  

Ord 18‐1 – waives park dedication fees for 201H affordable 
housing.  
 
Should this Project not meet Ord 18‐1 criteria, an exemption is 
justified based on the amount, level and term of this Project’s 
affordable rental units.  

$572,964 

FAR 
21‐3.120‐2(b) 
Table 21‐3.4 

Exemption from maximum FAR of 5.9 
instead of 4.0.  

The increase of 1.9 in the maximum allowed 4.0 FAR is not a 
significant increase in floor area considering the amount, level and 
term of our affordable rental units.  In addition, the Downtown 
TOD Plan allows up to 7.5 FAR for projects providing community 
benefits (i.e.,  affordable housing). The amount, level and term of 
these affordable rental units qualifies for at least a 5.9 FAR. 

Not applicable 

Front Yard Setback 
21‐3.120‐2(b) 
Table 21‐3.4 
Figure 21‐3.8 

Exemption from the 5‐foot minimum front 
yard setback for BMX‐4 zoned lots to allow 0 
feet setback at the Multi‐Purpose Room.  

Consistent with the TOD Special District development standards, 
locating the multi‐purpose room in the front yard with a 
“transparent façade”5 will help activate the street. Reduced 
setback allows the multi‐purpose room to provide greater 
gathering space for residents and the neighborhood. 

Not applicable 

Off‐street Parking 
Requirements 

21‐6.20 
Table 21‐6.1 
Table 21‐6.2 

Exemption from minimum parking stall 
requirements.  

The amount of parking stalls needed for senior housing would 
normally be 1 per four units, plus 1 stall for the resident 
manager’s unit, which would be 40 stalls.  In addition, being in the 
TOD area and with the multi‐modal travel options available, 51 
stalls should be adequate to service the needs of residents. 

Not applicable 

Arrangement of Parking 
Spaces 

21‐6.40(c) 

Exemption from arrangement of parking 
stall requirements that limits the 
configuration of tandem parking. 

Allowed through the 201H process, justified based on the amount, 
level and term of our affordable rental units. This is also 
consistent with DPP’s strategy to unbundle parking from units.  

Not applicable 

 

5 See section 4.2.2 for discussion of transparent area within the façade. 
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Reference  Requested Exemption  Justification  Estimated Value 

Off Street Loading 
Requirements 

21‐6.100 

Exemption from loading stall requirements 
to only require 1 loading stall (8’‐6”x19’‐0”). 

The Project is just six units over the 150 units that would require 
just one loading stall. Also, the small lot area limits the space that 
can be dedicated to a large loading and maneuvering area.  

Not applicable 

Bicycle Parking Quantity 
21‐6.150(a) 

Exemption from the minimum number of 
bicycle parking stalls for residential uses 
from 16 short‐term spaces to 6 spaces, and 
78 long‐term spaces to 76 spaces for a total 
of 82 spaces for residential stalls.  

A minor reduction in the total number of bicycle stalls required, 
recognizes the projected lower use of bicycles by senior residents, 
compared to a typical affordable family project. 

Not applicable 

Bicycle Stall Dimensions 
21‐6.150(d) 

Exemption from bicycle stall dimensions of 
2’‐0” x 6’‐0” minimum to allow 1’‐4” x 6’‐0” 
high‐density, offset bicycle parking.  

More efficient bicycle parking allows more space to be used for 
other resident activities on the Recreation Deck level.   Not applicable 

Bicycle Parking Stall 
Location 

21‐6.150(b) 

Exemption from standard to locate short‐
term bicycle parking as close as possible to 
the entrances of the principal uses on a lot 
so that it is highly visible and easily 
identifiable to allow bicycle parking at the 
loading entrance. 

Directional signage will show the location of bicycle parking.   Not applicable 

BMX Development 
Standards ‐– Landscaping 

21‐3.120‐2(c)(1) 

Exemption from requirement that all yards 
must be landscaped except for necessary 
access drives and walkways.  

Allowed through the 201H process, justified based on the amount, 
level and term of our affordable rental units.  A more resilient, all‐
weather surface allows greater flexibility for courtyard events i.e., 
as an outdoor extension of the multi‐purpose room or gathering 
for small social activities.  

Not applicable 

Front Yard Setback in 
TOD Special District 
21‐9.100‐8(a)(3)(A), and 
TOD Design Guidelines 

Exemption from minimum and maximum 
front yard setbacks. 

Minimum and maximum front yard setbacks not yet established 
for BMX‐4 districts in TOD Special District.  Not applicable 

Setback Improvements 
TOD Special District 
21‐9.100‐8(a)(3)(E)(ii) 

Exemption from standard requiring other 
portions of ground floor residential uses that 
encroach into the front yard to be 
landscaped and other portions of the front 
yard to be landscaped except for necessary 
drives and walkways.  

TOD rules allow flexibility in design and building to the front 
property line is consistent with the character of the 
neighborhood.  

Not applicable 
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Reference  Requested Exemption  Justification  Estimated Value 

Street Façade and 
Building Placement  TOD 

Special District 
21‐9.100‐8(a)(3)(D)(iii) and 
TOD Design Guidelines 

Exemption from requirement that the 
ground floor building façade be located 
within the maximum front setback for 65% 
of the linear street frontage, to allow the 
Project façade to be located within 10‐feet 
of the front property line for only 40% of the 
street frontage. 

A courtyard is located at the street frontage provides a gathering 
place that is encouraged in other sections of the TOD district 
standards. 

Not applicable 

Vehicle Parking, Loading, 
and Bicycle Parking 
21‐9.100‐8(c)(3) 

Exemption from standard to locate service 
areas and loading stalls at the side or rear of 
the site. 

River Street frontage is the sole means of in/egress. Site is 
constrained and loading/service areas cannot be located at the 
rear of the site.  

Not applicable 

Vehicle Parking, Loading, 
and Bicycle Parking 
21‐9.100‐8(c)(5) 

Exemption from standard that ground floor 
of parking structures on all streets must be 
designed and used for active ground floor 
activities within 40 feet of the front property 
line, to allow the HECO (required) switch 
vault to be located close to the street. 

As essential infrastructure, the HECO vault room needs to be 
located at the front of the property, with direct access to the 
street but it is not considered an “active ground floor activity.”  

Not applicable 

Building Orientation and 
Entrances 

21‐9.100‐8(a)(4)(C) 

Exemption from standard that requires one 
entrance placed every 50 feet of the building 
façade facing a street or pedestrian plaza.  

The multi‐purpose room transparent façade6 activates the 
streetscape and meets the intent of 1 entrance every 50 feet. It 
will have two doors facing the courtyard. Multiple points of entry 
along River Street are not required for the multi‐purpose room 
and create a security risk.  

Not applicable 

Structured Parking and 
Podiums 

(TOD Design Guidelines) 

Exemption from standard requiring parking 
podiums along streets or where visible to 
the public be lined with habitable spaces or 
screened with a green wall or architecturally 
integrated false façade or screen.  

Project is designed with solid concrete crash railings, which will be 
more effective than a decorative screen or green wall in blocking 
vehicle headlights. Visual screening of the parking podium will 
also be provided by street trees, courtyard fencing and courtyard 
tree, the transparent façade of the multi‐purpose room, and the 
substantial setback between the parking podium and River Street, 
ranging from 13 feet to 76 feet. See Figure 1: Screening at the 
Parking Podium. 
 
Exemption is also necessary for Project financial feasibility; 
maintaining green walls is expensive for affordable rental housing.  

Not applicable 

 

6 See section 4.2.2 for discussion of transparent area within the façade. 
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Reference  Requested Exemption  Justification  Estimated Value 

Structured Parking and 
Podiums 

(TOD Design Guidelines) 

Exemption from standard requiring 
structured parking to be located 
underground when feasible. 

Exemption supports Project financial feasibility and is justified 
based on the amount, level and term of this Project’s affordable 
rental units.  

Not applicable 

Structured Parking and 
Podiums 

(TOD Design Guidelines) 

Exemption from standard requiring that 
parking podiums must be built with standard 
ceiling heights and level floors, to allow the 
design, as proposed. 

Exemption supports Project financial feasibility and is justified 
based on the amount, level and term of this Project’s affordable 
rental units. 

Not applicable 

Downtown TOD Special 
District Permit Process 
21‐2.40‐2 Major Permits 

Exemption from Major Permit process for 
the Downtown TOD Special District. 

Project is being processed through the 201H process and is not 
requesting significant TOD bonuses.  Not applicable 

PD‐T / IPD‐T Permit 
Process 

21‐2.110‐2 

Exemption from Planned Development‐
Transit and Interim Planned Development‐
Transit permit requirements. 

Project is being processed through the 201H process and is not 
requesting significant TOD bonuses.  Not applicable 
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 SEWER CONNECTION APPLICATION 

Sewer Capacity is available for this Project. See Appendix E – Will Serve Letters.  

 BWS – WILL SERVE LETTER  

The existing water system is adequate to accommodate the Project. Water availability will be confirmed 
when the building permit application is submitted for approval. See Appendix E – Will Serve Letters. 

The Applicant will continue to coordinate with the authorities having jurisdiction the Project progresses. 
The Project will obtain necessary permits and regulatory approvals prior to construction.  

 HECO – WILL SERVE LETTER 

Existing distribution circuits are available to serve this Project but may need to be upgraded depending on 
the size of our project’s load. See Appendix E – Will Serve Letters.  

The Applicant will continue to coordinate with the authorities having jurisdiction the Project progresses. 
The Project will obtain necessary permits and regulatory approvals prior to construction. 

 DEVELOPMENT SCHEDULE 
The Applicant anticipates starting construction before the end of 2020. 

Table 14: Development Schedule 

Activity  Completion Date 
Construction Plan Approval and Ministerial Permitting  Dec 2020 
Construction Financial Closing  Dec 2020 
Construction Start  Dec 2020 
Building Completion  Sep 2022 

 
 PROJECT MANAGEMENT PLAN 

The Project Management Plan is provided in Appendix F. 

 LOCATION MAP AND PRIMARY URBAN CENTER DEVELOPMENT PLAN LAND 
USE MAP 

Primary Urban Center Map, see Figure 7 ‐ Primary Urban Center Development Plan Land Use Map.  

 PLANS 

See Appendix C‐ Drawings for 201H and Table 15: Where to Find Information on the Drawings, below. 

Table 15: Where to Find Information on the Drawings 

Feature  Sheet  Comment 
Property Lines, lot area, easements, purpose of 
easements  A‐111   No easements. 

 Lot Area on G‐101 Zoning Summary 

Existing and Proposed Improvements. Indicate if 
structures will remain, be altered or removed.  C‐004 

 Demolition Plan shows existing 
building and parking lot to be 
demolished. 
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Feature  Sheet  Comment 
Dimensions of Proposed and Existing Buildings, all 
Setbacks  A‐111   

Existing contours; proposed Grading shown with 
contours or spot elevations  C‐004   Grading Plan with 1‐foot contours; 

site is flat 

Floor plan and area calculations showing all 
dimensions used in calculating proposed floor area 
and building area. Indicate the elements used in the 
calculation and include the tabulation of total 
proposed floor area and total allowable floor area. 

A‐111 to A‐114 
 
 

 Parking garage and ramps are not 
included in floor area  

 See also Table 8: Floor Area by Level 
G‐101 

 
 

 Zoning Summary provides Total 
Proposed Floor Area, FAR, and 
Allowed Area 

Exterior building elevations and sections with 
dimensions and existing/proposed finish grades, 
including building heights and envelopes. 

G‐101   See height setback graphic on G‐101 
showing height setback envelope. 

A‐301 to A‐306 
A‐331 to A‐334 

 
 

 Exterior Elevations  
 Sections 
 Max height is shown as 350’, far 
above the proposed 173’ penthouse. 

Open space plans and open area calculations, 
including the total proposed and total required open 
space. 

N/A 
 

 Compact site; open space is not 
required. No open space bonus. 

Off‐street parking and loading plans and calculations 
with dimensions of all stalls, aisles, driveways and 
setbacks from property lines and proposed 
structures, showing the total number of proposed 
parking and loading stalls. 

A‐111, A‐112, 
A‐113 

 
 

G‐101 
 

 

 Sheet A‐112 notes: “Except for 
Compact stall 25, all Parking stalls 
are regular size minimum 8’‐3” x 18’‐
0” long”. 

 Calculations for Loading, Off‐Street 
Parking and Bike Parking on G‐101, 
Zoning Summary. 

Preliminary landscaping and screening plans.  L‐100 and 
L100A   

 
 DEVELOPMENT COSTS AND FINANCING 

 
The Project will be funded with private equity through the  Internal Revenue Tax Code, Section 42, Low‐
Income Housing Tax Credit (LIHTC) program, along with funds from the State Hula Mae Multi‐Family tax‐exempt 
bonds (HMMF), and Rental Housing Revolving Fund  (RHRF) programs  that were awarded by  the Hawai‘i 
Housing Finance and Development Corporation  (HHFDC)  to HSD  in February 2019. Project may  include 
operating subsidies. Residents with Housing Choice Vouchers (Section 8) are welcomed to apply.  

The Project budget  is approximately $93.6 million, subject to review of the final construction costs. See 
Table 16: Estimated Budget.  
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Table 16: Estimated Budget (in 2020 dollars) 

Use  Amount 

Land  $                         0 
Site Work Construction  $         4,800,000 
Vertical Construction  $       63,700,000 

Soft Costs and Other Fees  $       10,900,000 
Financing and Syndication Costs  $       13,000,000 

Reserves and Escrows  $         1,200,000 
Estimated Total Development Cost  $       93,600,000 

  
 APPLICANT’S EXPERIENCE DEVELOPING AND MANAGING AFFORDABLE 

HOUSING 
 
The Applicant’s Experience Developing and Managing Affordable Housing is provided in Appendix G. 

 

 RENTAL RATES AND ESTIMATE OF MONTHLY UTILITY COSTS 
 
Affordable rents applicable to this Project are provided in Table 5: Maximum Affordable Rent for 2020. 
Utility Allowances are provided in Table 6: Proposed Utility Allowances for 2020. The Table 16, below, is 
the full Maximum Affordable Rent Guidelines table provided by HHFDC. 
 
   



                         HRS 201H Application 

Halewai‘olu Senior Residences        15‐49 

Table 17: Maximum Rental Rates for 2020 
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 COMMUNITY OUTREACH AND COMMENTS RECEIVED 

16.1 NEPA EA REVIEW AND COMMENT 

The full  list of agencies, organizations, and  individuals contacted during the NEPA environmental review 
process are provided  in  the NEPA EA document, Section 7.0 – Agencies, Organizations, and  Individuals 
Consulted. See Appendix I – NEPA EA and Appendices. 

16.2 DOWNTOWN‐CHINATOWN NEIGHBORHOOD BOARD NO. 13 

The Project was presented  at eight NB meetings  from August 2015  to December 2019.  See Table 18: 
Community Outreach Timeline for the dates. A motion to support the Project’s conceptual design passed 
unanimously at the Board’s November 5, 2015 meeting. The City and HSD continue to give updates to the 
Board, presenting design revisions based on community comments. A full record of consultation with and 
presentations made to the Board is included in the Downtown Neighborhood Board No. 13 Meeting Record 
in Appendix I – NEPA EA and Appendices. The Applicant will continue to present updates and consult with 
the community as the Project design moves forward.  

16.3 PUBLIC INFORMATION MEETINGS  

The Applicant began conducting community outreach in August 2014 with various Downtown‐Chinatown 
community  stakeholders. Community  input was also  included  in developing  the Community Provisions 
section of the Development Agreement between the Applicant and the City, and in consideration of the 
Project  design.  The  Applicant modified  the  Project  in  consideration  of  the  feedback  received  at  the 
meetings. See  Table 18: Community Outreach Timeline below.  

Stakeholders  in  the  Downtown‐Chinatown  community  admonished  the  Applicant  for making  private 
presentations  that were  not open  to  the broader  Chinatown  community  and  interested  stakeholders. 
Therefore, private meetings to discuss the project with  individual organizations were discontinued after 
March 2016 (Table 19: Individual and Small Group Stakeholder Meetings). 

Table 18: Community Outreach Timeline 
No.  Date   Stakeholders 
1  2015‐05‐26  Chinatown Business Leaders Presentation 
2  2015‐05‐26  Participated in Mayor’s Press Conference 
3  2015‐06‐30  Design Workshop 
4  2015‐07‐14  Development Agreement Community Provisions Discussion 
5  2015‐08‐06  Presentation to NB No. 13 
6  2015‐09‐11  Chinatown Community Tours of the Towers of Kūhiō Park 
7  2015‐10  Chinatown Community Tours of the Towers at Kuhio Park 
8  2015‐11  Chinatown Community Tours of the Towers at Kuhio Park 
9  2015‐11‐05  Presentation at NB No. 13 (Concept Unanimous Approval) 
10  2015‐12‐01  Presentation to Chinese Media (World Journal, Sing Tao Newspaper) 
11  2015‐12‐08  Presentation at Community Planning for Kalihi to Kaka'ako Meeting 
12  2016‐02‐04  HSD /City Update to Downtown Chinatown NB No. 13 
13  2016‐02‐24  Neighbor Meeting 
14  2016‐03‐01  Neighbor Meeting 
15  2016‐03‐03  HSD / City Update to NB No. 13 
16  2016‐03‐08  Community Meeting 
17  2016‐03‐14  Community Meeting 
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No.  Date   Stakeholders 

18  2017‐04‐12  Meeting with State Historic Preservation Division 
19  2017‐06‐01  HSD / City Update to NB No. 13 
20  2019‐04‐04  HSD / City Update to NB No. 13 
21  2019‐05‐01  Community Meeting 
22  2019‐05‐08  Presentation to O’ahu Burial Council 
23  2019‐06‐25  Public information meeting for NEPA, HRS, Chapter 6E‐8 & Section 106 
24  2019‐08‐14  Presentation to O’ahu Burial Council 
25  2019‐09‐19  Public information meeting for NEPA, HRS, Chapter 6E‐8 & Section 106 
26  2019‐10‐03  Downtown‐Chinatown Neighborhood Board No. 13 (HRS, Chapter 201H) 
27  2019‐10‐29  O’ahu Island Burial Council recognizes “Ohana Caceres as cultural descendants 

to burials encountered during AIS fieldwork 
28  2019‐11‐07  Downtown‐Chinatown Neighborhood Board No. 13 (HRS, Chapter 201H) 
29  2019‐11‐19  Memorandum of Agreement Meeting 
30   2020‐01‐23  On‐site meeting with  recognized  cultural descendants and potential  cultural 

descendants to discuss burial treatment 
 

Table 19: Individual and Small Group Stakeholder Meetings 

No.  Date  Stakeholders 

1  2014‐08‐06  Chinatown Community information meeting at Chinese Chamber of Commerce 
2  2014‐11‐03  Proposal Update: Wesley Fong and Howard Lum of Chinatown Community Center 

Association 
3  2015‐05‐21  Meeting with Speaker Emeritus Calvin Say: Introduction to the Project 
4  2015‐07‐20  Meeting with Representative Karl Rhoads: Introduction to the Project 
5  2015‐07‐21  Meeting with Neighborhood Board No. 13 Member Stanford Yuen: Clarification on 

Design and Schedule 
6  2015‐07‐27  Meeting with Councilmember Ozawa: Introduction to the Project 
7  2015‐10‐13  Meeting with Councilmember Pine and Staff: Introduction to the Project 
8  2015‐10‐26  Meeting  with  Chu  Lan  Shubert‐Kwock:  Neighborhood  Board  No.  13  Member 

Clarification on Design and Schedule  
9  2015‐10‐29  Legislator  Update:  Councilmember  Fukunaga,  Senator  Chun‐Oakland, 

Representative Rhoads 
10  2015‐10‐30  Lum Sai Ho Tong Society Update: Howard Lum and Kehaulani Lum by WRNS Studio 

Architect Adam Woltag 
11  2015‐11‐09  Meeting with: Council Chair Martin and Budget Chair Kobayashi:  Introduction  to 

the Project 
12  2015‐11‐23  Chinatown Community Center Association and Lum Sai Ho Tong Update: Design 

Revision Discussion 
13  2015‐12‐16  Chinatown Community Center Association and Lum Sai Ho Tong Update: Design 

Revision Update 
14  2016‐01‐05  Update to Chinatown Community Center Association President Wesley Fong 
15  2016‐01‐12  Update to Chinatown Community Center Association President Wesley Fong 
16  2016‐01‐21  Update to Chinatown Community Center Association President Wesley Fong 
17  2016‐01‐27  Update to Chinatown Community Center Association President Wesley Fong 
18  2016‐02‐03  Update to Chinatown Community Center Association President Wesley Fong 
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Based on  the comments  from  the  Downtown‐Chinatown business and community members  that have 
attended various presentations, workshops and meetings, the Applicant refined the conceptual plan, while 
retaining the essential components expected by the City from the Request for Proposals and Development 
Agreement. 
 
Revisions from the original concept related to height, mass, adjacency, cultural reference, design, building 
code and budget include the following: 
 
• Massing – The various revisions involved a massing change from two towers at different heights to a 

single tower that was shifted Mauka from the Makai boundary, along with a reduction in unit square   
footages, which   helped   to   reduce    the    residential    tower    footprint and lessen its visual impact. 
The footprint of the parking podium and the community room have remained essentially the same, but 
were shifted slightly to increase building setbacks from zero to about three 3 feet from the Mauka and 
Diamond Head property lines and about 13 feet from the Makai property line. 

• Height – Revisions also included a height reduction from 25 levels to 17 levels and design efficiencies 
allowed for an  increase from 151 units to 156 units. Parking was reduced from three (3) to two (2) 
levels, decreasing the number of parking stalls from the conceptual 67 to 51. 

• Adjacency and Makai Façade – When  the Makai  setback was  increased  to about 13  feet, a green 
landscape buffer was added between  the Project and  its Makai neighbor. The  recreation deck was 
modified  to  improve openness  and  airflow, which  reduced  the  solid portion of  the Makai parking 
podium wall to about 30‐foot high, which is closer to the existing building height on the Makai property. 
The parking podium wall was also pulled back away  from  the River Street property  line to  improve 
visibility at the corner, reduce the bulkiness of the building and improve airflow. Additional openings 
were added  in  the Makai and Diamond Head  side of  the parking podium walls  to  reduce bulk and 
improve airflow. The Makai setback to the residential tower was also increased by about 10 feet. The 
distance from the makai parking podium wall to the residential tower is 9‐feet‐9‐inches. The result is 
an open distance from building to building of approximately 60 feet (from the residential tower to the 
existing building on the Makai neighboring lot). 

• Sustainability – Each unit will have operable windows and will also have air conditioning. 
• Color and Cultural References – All building materials are now denoted with natural materials and 

colors. Cultural references may include the Longevity symbol at the entrance to the building. There will 
also be opportunity to include culturally inspired plantings, reflective of Chinese culture. 

• Open Space – Open space will be provided by the courtyard at the ground floor entrance and green 
space will be provided at the Makai landscape area. The garden area on the 2nd level and the recreation 
deck on the 4th level will create additional space for the residents. Chinese heritage plantings will be 
used as much as practical in the Makai property green landscape. 

• Feng  Shui  –  The  Applicant  worked  with  different  Feng  Shui  professional  consultants  to  address 
community  concerns  related  to  Feng  Shui  principles.  Dr.  Simona Mainini  generated  a  Feng  Shui 
Evaluation  report  indicating  that  in  general,  the  concept  design,  entrance,  location,  position,  and 
orientation will be good for health, relationships, and prosperity.  

• Multi‐purpose and Activity Rooms – These ground‐floor facilities will be used to support the senior 
residents and will be available for neighborhood events. Better Tomorrows will be coordinating with 
the Downtown‐Chinatown NB No. 13; United Chinese Society, Chinese Chamber of Commerce, and 
Chinatown Community Center Association, along with a cross section of other interested organizations 
to form an Advisory Committee. Better Tomorrows will coordinate activities and consider requests with 
input from the Advisory Committee.  

• Retail Shop – Careful consideration will be given to the type of business to assure that the needs of the 
facility are serviced.  
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 FOCUSED MOBILITY ANALYSIS REPORT (TRAFFIC IMPACT STUDY) 

The Focused Mobility Analysis Report (MAR) analyzed existing traffic operations at two intersections near 
the Project Site (Kukui Street/Maunakea Street and Kukui Street/River Street), estimated trip generation, 
reviewed  site  access  and  considered  the Project’s potential  impacts on pedestrian, bicycle  and  transit 
modes  (Fehr  and  Peers,  2019).  See  Focused Mobility  Analysis  Report  in  Appendix  I  –  NEPA  EA  and 
Appendices. A summary of the findings of the MAR is provided in Section 4.10.5  of this 201H Application. 

 STATE LAND USE COMMISSION 

The subject Project site  is  located  in  the “Urban” district  (Figure 2 – State Land Use Map) and will not 
require a Land Use Commission application.  
 

 DRAFT 201H DEVELOPMENT AGREEMENT 
A Draft 201H Development Agreement is provided in Appendix H. 

 
 ADDITIONAL INFORMATION  

20.1 HAZARDOUS WASTES AND MATERIALS  

Existing Conditions  

Hazardous Materials 

A  Hazardous  Materials  Assessment  Survey  (“HMAS”)  did  not  find  lead‐based  paint  (LBP)  above  the 
EPA/HUD regulatory level of 0.5% lead by weight. See Hazardous Materials Assessment Survey in Appendix 
I – NEPA EA and Appendices. Other potentially hazardous materials observed on the Project Site include 
the  following:  Polychlorinated  Biphenyls‐  Containing  (PCB)  units  such  as  fluorescent  lighting  fixtures; 
mercury‐containing  fluorescent  bulbs  and  high  intensity  discharge  lamps;  chlorofluorocarbon  (CFC)‐
containing air conditioning units; ionizing radiation smoke detectors containing a small radioactive source 
(typically Americium 241); and emergency exit light fixtures that contain a rechargeable lead‐acid battery 
(Ford & Associates, 2019).  

Phase I Environmental Site Assessment 

A  Phase  I  ESA  revealed  no  evidence  of  recognized  environmental  conditions,  as  defined  by ASTM,  in 
connection  with  the  subject  property,  except  for  as  stated  below.  A  complete  copy  of  the  Phase  I 
Environmental Assessment is provided in Appendix I – NEPA EA and Appendices. 
 
A. Former  Auto  Repair  Facility  on  the Northeast  Adjoining  Property  ‐  The  1950  and  1955  fire 

insurance maps depicted an “Auto Repair” on  the northeast adjoining property.  The 1955  fire 
insurance map also depicted an “Oil and Grease Storage” on the northeast adjoining property. 

 
  This is considered a recognized environmental condition because there is a potential for past releases 

of petroleum hydrocarbons and other chemicals from the northeast adjoining property to migrate to 
the subject property. Bureau Veritas recommends conducting a subsurface  investigation along the 
northeastern  boundary  of  the  subject  property,  including  soil  and  groundwater  sampling  with 
laboratory analyses. 
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  However,  this  assessment  has  revealed  the  following  environmental  conditions,  which  are  not 
considered recognized environmental conditions, as defined by ASTM, in connection with the subject 
property: 

 
B. Suspect ACM ‐ The building on the subject property was constructed in 1959 and may contain ACM. 

Suspect  ACM were  observed  in  the  subject  building,  including  vinyl  floor  tiles with  associated 
mastic, drop and hard wall plaster. The building may also  include suspect ACM that were hidden 
from view, such as caulking or sealant between building components and roofing materials. 

 
  This finding is not considered a recognized environmental condition because asbestos is not an ASTM 

issue.  However,  prior  to  any  activities  (i.e.,  repair,  renovation,  demolition) which may  disturb 
suspect ACM,  these and  similar materials  should be  sampled and analyzed  for possible asbestos 
content.  If these materials are found to contain asbestos, the building owner or leased space tenant 
may be required to comply with applicable United States Environmental Protection Agency (EPA), 
Occupational Safety and Health Administration (OSHA), National Emission Standards for Hazardous 
Air Pollutants (NESHAPS), and state and local regulations. 

 
C. Suspect LBP  ‐ The subject property  is  improved with a multi‐tenant building constructed  in 1959. 

Therefore, LBP could be an issue at the subject property. The way to determine if LBP is an issue is 
through sampling and laboratory analysis to determine the presence or absence of LBP. 

 
  This finding is not considered a recognized environmental condition because LBP on buildings is not 

considered  an  ASTM  issue.  Sampling  and  analysis  should  be  conducted  prior  to  renovation  or 
demolition activities that may disturb painted surfaces. If the paints are found to contain lead, the 
building owner or leased space tenant may be required to comply with applicable USEPA, and state 
and local regulations.” 

 
A Phase II Environmental Site Assessment was conducted to further  investigate concerns presented  in 
this Phase I Environmental Site Assessment. 

Phase II Environmental Site Assessment 

The purpose of this investigation was to perform subsurface soil and groundwater sampling and analysis at 
the site to assess for the potential migration of chemicals of potential concern (COPC) from these historical 
features on the neighboring property.” 
In total, three soil samples (identified as B‐1, B‐2, and B‐3) and three groundwater samples (identified as 
MW‐1 through MW‐3) were collected from the site and analyzed for the following: 
 

• TPH‐GRO, DRO, and RRO using EPA Methods 8015M. 
• Total Lead and Cadmium using EPA Methods 6020B/3050B/3005A. 
• PCBs using EPA Methods 8082A/3550C/3510C. 
• VOCs using EPA Methods 8260C/5030B. 
• PAHs using EPA Method 8270D/3550C/3010C. 

 
Based upon the laboratory analytical results, no COPC were detected above the laboratory reporting limits, 
or the Unrestricted and C/I EALs in either the soil samples or groundwater samples. Therefore, it does not 
appear that the site has been impacted by historical features on the neighboring property, and no further 
investigation appears necessary at this time.” 
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A  complete  copy of  the Phase  II Environmental Assessment  is provided  in Appendix  I – NEPA EA and 
Appendices. 

Proposed Improvements 
During  construction,  the  Project will  involve  demolition  of  the  existing  building,  containing  hazardous 
materials. As a result, the following hazardous materials will require removal and proper disposal prior to 
demolition:  
 
• ACM must be properly removed and disposed.  
• Fluorescent light ballasts and high intensity discharge light fixtures be inspected for PCB units as well 

as mercury‐containing waste.  
• Two pad‐mounted, split‐system air‐conditioning units containing CFC should be removed and recycled. 
• No special handling or disposal will be required when disturbing LBP. 
• Ceiling‐mounted smoke detectors that have radioactive sources.  
• Emergency exit‐light fixtures that rechargeable lead‐acid battery (Ford & Associates, 2019).  
 
All abatement work will be performed per all applicable State and federal requirements and guidelines. If 
there are any potential hazardous wastes or materials found during construction that were not identified 
during the survey, the General Contractor should make a hazardous waste determination  in accordance 
with  the  HAR,  Chapter  11‐262‐11,  Hazardous  Waste  Management,  and  then  properly  dispose  the 
hazardous material to an approved waste facility.    
 
During construction, the Contractor shall also prevent or reduce the discharge of hazardous materials to 
storm water  through  proper material  use  and waste  disposal.  Construction materials  and  hazardous 
substances,  stockpiles and other  sources of pollution  shall not be  stored  in buffer areas, near areas of 
concentrated flow, or areas abutting the Municipal Separate Storm Sewer System (MS4), receiving waters, 
or  drainage  improvements  that  discharge  off‐site.  In  the  unlikely  event  that  hazardous materials  are 
discharged to the MS4, the DFM, HFD, and HPD shall be immediately notified, and a written report shall 
detailing  the pollutants discharged,  reasons  for  the discharge,  and  the measures  that will be  taken  to 
prevent a reoccurrence of the discharge will be submitted to DFM. 

20.2 HONOLULU COUNTY INCOME SCHEDULE BY FAMILY SIZE 

Household Area Median Income (AMI) limits applicable to this Project are provided in Table 7: Honolulu 
County Income Schedule by Family Size for 2020. The complete schedule of AMIs is provided in Table 20: 
Honolulu County Income Schedule by Family Size (full table) for 2020. 
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Table20: Honolulu County Income Schedule by Family Size (full table) for 2020 

 
THE FOLLOWING TABLE PRESENTS INCOME LIMITS BY FAMILY SIZE AND BY PERCENTAGES OF THE VERY LOW INCOME LEVELS ESTABLISHED BY 

HUD. THESE INCOME LIMITS SERVE AS GUIDELINES TO ESTABLISH SALES/RENTAL PREFERENCES. 
--------------------------------------------------------------------------------LIMITS BY FAMILY SIZE-------------------------------------------------------------------------------- 

MEDIAN 1 PERSON 2 PERSON 3 PERSON 4 PERSON 5 PERSON 6 PERSON 7 PERSON 8 PERSON 
$101,600 

Adjustments 0.7000 0.8000 0.9000 1.0000 1.0800 1.1600 1.2400 1.3200 
for family size 

10% $8,820 $10,080 $11,340 $12,590 $13,600 $14,610 $15,620 $16,620 
20% $17,640 $20,160 $22,680 $25,180 $27,200 $29,220 $31,240 $33,240 
30% $26,460 $30,240 $34,020 $37,770 $40,800 $43,830 $46,860 $49,860 
40% $35,280 $40,320 $45,360 $50,360 $54,400 $58,440 $62,480 $66,480 
50% $44,100 $50,400 $56,700 $62,950 $68,000 $73,050 $78,100 $83,100 
60% $52,920 $60,480 $68,040 $75,540 $81,600 $87,660 $93,720 $99,720 
70% $61,740 $70,560 $79,380 $88,130 $95,200 $102,270 $109,340 $116,340 
80% $70,560 $80,640 $90,720 $100,720 $108,800 $116,880 $124,960 $132,960 
90% $79,380 $90,720 $102,060 $113,310 $122,400 $131,490 $140,580 $149,580 

100% $88,200 $100,800 $113,400 $125,900 $136,000 $146,100 $156,200 $166,200 
110% $97,020 $110,880 $124,740 $138,490 $149,600 $160,710 $171,820 $182,820 
120% $105,840 $120,960 $136,080 $151,080 $163,200 $175,320 $187,440 $199,440 
130% $114,660 $131,040 $147,420 $163,670 $176,800 $189,930 $203,060 $216,060 
140% $123,480 $141,120 $158,760 $176,260 $190,400 $204,540 $218,680 $232,680 

 
 

The U.S. Department of Housing and Urban Development (HUD) sets income limits that determine the eligibility of applicants for its assisted housing programs. HUD typically uses the Very Low- 
Income Limit (VLIL) as the basis for deriving other income limits. The VLIL is calculated by taking the 4-person income limit equal to 50% of the estimated median family income (based on the 
U.S. Census Bureau's ACS median family income estimates) and making adjustments if this income is outside formula constraints. For example, the VLIL is increased for areas where 
rental housing costs are unusually high in relation to the median income or if it is less that the relevant State non-metropolitan median family income level. See "FY2020 Briefing 
Materials" at https://www.huduser.gov/portal/datasets/il/il20/IncomeLimitsMethodology-FY20.pdf 

 

HHFDC uses the HUD income limits for households at the 50% and 60% income levels as calculated for the Multifamily Tax Subsidy Project (MTSP) charts. For HHFDC programs, the 80% 
income level is calculated as the Multifamily Tax Subsidy Project (MTSP) VLIL (for FY 2020, it is also the HUD Section 8 VLIL) multiplied by 1.6 (or 80/50). The limits for households at other 
income levels are calculated in the same way. For further information see "Multifamily Tax Subsidy Income Limits" at https://www.huduser.gov/portal/datasets/mtsp.html 

 
NOTE: This chart is provided as a guide only. You are responsible to ensure the accuracy of the numbers. 
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NOTICE OF FINDING OF NO SIGNIFICANT IMPACT AND 

NOTICE OF INTENT TO REQUEST RELEASE OF FUNDS 

 

 These notices shall satisfy two (2) separate but related procedural requirements for activities to be 

undertaken by the City and County of Honolulu’s (“City”) Department of Land Management (“DLM”). 

 

REQUEST FOR RELEASE OF FUNDS 

 

 On or about October 13, 2020, the City will submit a request to the United States Department of 

Housing and Urban Development (“HUD”) for the land value investment release of Community 

Development Block Grant (“CDBG”) program funds under Title I of the Housing and Community 

Development Act of 1974, as amended, to undertake a project known as: 

 

Project:   Halewai’olu Senior Residences 

 

Location:  1331-1347 River Street, Honolulu, Oahu, Hawaii  96813 

Tax Map Key: (1) 1-7-006:012 

 

Project Description: The Project will include the demolition of an existing, vacant, 

commercial building, and parking lot on the Project Site and 

construction of a new affordable, rental housing residential 

facility for seniors aged 62 and over, with incomes at 80% and 

below of the HUD Area Median Income (“AMI”).  The new 

residential facility will include 156 one‐ and two‐bedroom units 

(includes one resident manager’s unit).  The new residential 

facility will also include a multi‐purpose room, warming kitchen, 

restrooms, storage rooms, utility rooms, computer room, social 

services activity rooms, social services office, property 

management offices, mail and package boxes, and elevator lobby 

on the ground level.  On the ground level will also be a courtyard 

(plaza), retail space, and parking access, along with bicycle 

parking, the trash compactor room, and loading area.  Levels 2‐3 

will include vehicle parking, a portion of the bicycle parking, a 

generator room, storage, and utility rooms.  Level 4 will include 

a recreation area, laundry room, and equipment rooms.  The 

residential units will be on Levels 5‐17. 

 

Total Estimated Cost:  $93,575,504 

 

Original CDBG Investment: $6,750,000 

 

Mitigation Measures:  A summary of mitigation measures include: 

 

Air Quality 

 

An Odor and Other Nuisance Impacts Assessment was prepared 

and a determination made that the Project will not exacerbate 

emissions from crematorium activities performed by the adjacent 

Borthwick Mortuary.  Property management will be required to 

obtain statements from each resident acknowledging that the 

Project is next to a mortuary.  Air conditioning is not a required 

mitigation measure but will be provided in all residential units as 

an amenity.  Windows will be operable and may be closed or 
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opened at the discretion of the resident.  Impacts during 

construction will be mitigated in accordance with standard air 

pollution control standards. 

 

Demolition of Existing Building 

 

Hazardous materials as determined in a Phase II Environmental 

Site Assessment such as asbestos-containing materials, lead-

based paint, fluorescent light ballasts and other hazardous 

materials will be abated, removed and disposed in accordance 

with Federal, State, and City environmental laws and 

regulations.  A licensed asbestos abatement contractor shall be 

retained under the supervision of a qualified industrial hygiene 

professional.  Coordination with Hawaii Department of Health is 

required. 

 

Historic and Archaeological Resources 

 

An Archaeological Inventory Survey (“AIS”) identified the 

project site and approximately 45 acres of surrounding 

neighborhood as the Project’s Area of Potential Effect (“APE”).  

Mitigation commitments include 1) a historic context study for 

the existing building as part of demolition; 2) archaeological data 

recovery and archaeological monitoring; 3) burial treatment plan 

in adherence to Hawaii State burial law during construction for a 

human remain found on the site; and 4) implementation of a GIS 

Story Map highlighting the history and cultural significance of 

the APE.  A Memorandum of Agreement (“MOA”) detailing 

mitigation measures was executed by and among the City, the 

State Historic Preservation Division (“SHPD”), the developer, 

and certain concurring parties. 

 

Geology, Topography and Soils 

 

Planned mitigation of impacts during construction include: 

1)vegetation, debris, and existing structures will be removed and 

disposed of properly to reduce the potential for contaminating 

excavated materials; 2) during excavations, if groundwater is 

encountered, backfill materials should consist of non-granular 

materials and should be wrapped on all sides; and 3) a 

professional soils expert shall monitor the grading, excavation 

and other construction activities to ensure conformance to city 

and state regulatory requirements. 

 

Groundwater 

 

If encountered during construction, appropriate dewatering 

methods shall be employed to minimize the potential for ground 

water infiltration into active work areas and to prevent the 

infiltration of pollutants into the groundwater table.  A National 

Pollutant Discharge Elimination System (“NPDES”) permit for 

construction dewatering shall also be obtained. 

 

Surface Water 
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Pollution control measures during construction shall be 

employed under Best Management Practices (BMP) Plans.  

BMPs will be employed in all phases of the Project.  Permanent 

BMPs to minimize run-off will be required. 

 

Flood 

 

In the event of a flood event during construction, construction 

activities will cease, equipment and materials will be secured and 

all Federal, State and City requirements will be implemented to 

ensure the safety of construction crews and community 

members. 

 

Tsunami, Seismic Hazards, and Hurricane/High Winds 

 

In the event of any of the above-mentioned natural phenomena, 

construction activities will cease; equipment, machinery, 

construction materials, portable toilets, and potential flying 

objects will be secured and deliveries will cease. 

 

Impacts on Visual and Scenic Resource 

 

The developer and contractor shall schedule and phase 

construction activities, and schedule material and equipment 

deliveries and garbage removal during non-peak use periods on 

public roadways and within areas of high public use.  The 

developer shall also install dust screens with a minimum height 

of 12 feet. 

 

Noise 

 

Impacts are expected during construction and mitigation 

measures include restricting construction activities to acceptable 

work hours and days.  An approved Community Noise Variance 

will be required for any construction activities that exceed 

permissible sound levels outside of acceptable work hours and 

days. 

 

Terrestrial Botanical Resources 

 

Landscape designs may include use of lowland native plant 

species to the extent practicable. 

 

Terrestrial Fauna and Avifaunal Resources 

 

During construction, mitigation measures to minimize potential 

impacts to avifaunal species such as Hawaiian seabirds, 

Hawaiian waterbirds and the Hawaiian hoary bat shall be 

established pursuant to U.S. Fish and Wildlife Service 

requirements. 

 

Transportation 
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Mitigation measures during construction will be followed based 

on an approved Construction Management Plan submitted to the 

City prior to the issuance of demolition/building permits.  Prior 

to the issuance of a Certificate of Occupancy (CO), a Traffic 

Management Plan will be submitted and approved.  Updates to 

the Focused Mobility Analysis Report shall be submitted 

approximately one year after the issuance of the CO. 

 

Parks and Recreational Facilities 

 

Short-term traffic impacts, noise conditions, and air quality due 

to construction activities will be mitigated as described above. 

 

Fire, Police, and Medical Services 

 

The Project will be designed and built in compliance with 

applicable fire code requirements pursuant to Chapter 20, 

Revised Ordinances of Honolulu 1990, as amended (“ROH”). 

The developer will coordinate with the Honolulu Police 

Department during construction to mitigate traffic impacts to 

ensure public safety. 

 

Storm Water and Drainage 

 

During construction, BMPs will include the installation of a 

stabilized construction entrance/exit, catch basin inlet protections 

and temporary filter socks.  The Project will comply with the 

City Department of Planning and Permitting (DPP) 

Administrative Rules, Title 20, Chapter 3.  Post-construction 

storm water requirements include using a biofilter to filter 

residual storm water that is not retained on-site.  Onsite 

mitigation measures include vegetative covering. 

 

A more detailed list of project impacts and mitigation measures 

can be found in the attached link: 

 

https://drive.google.com/file/d/1STjmF0gKl9pZpZqV-

dNW8eWD2aUrnlkg/view 

 

 

FINDING OF NO SIGNIFICANT IMPACT 

 

 The City DLM has determined that the project will have no significant impact on the human 

environment.  Therefore, an Environmental Impact Statement under the National Environmental Policy 

Act of 1969 (“NEPA”) is not required.  Additional project information is contained in the Environmental 

Review Record (“ERR”) on file at the City DLM, 558 South King Street, Honolulu, Hawaii  96813, 

which may be examined or copied on weekdays from 8:00 a.m. to 4:30 p.m. 

 

PUBLIC COMMENTS 

 

 Any individual, group, or agency may submit written comments on the ERR to Sandra S. Pfund, 

Director, Department of Land Management.  All comments received by October 8, 2020, will be 

https://drive.google.com/file/d/1STjmF0gKl9pZpZqV-dNW8eWD2aUrnlkg/view
https://drive.google.com/file/d/1STjmF0gKl9pZpZqV-dNW8eWD2aUrnlkg/view
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considered by the City DLM prior to authorizing submission of a request for release of funds.  Comments 

should specify which Notice they are addressing. 

 

ENVIRONMENTAL CERTIFICATION 

 

 The City DLM certifies to HUD that Sandra S. Pfund in her capacity as Director of DLM 

consents to accept the jurisdiction of the Federal Courts if an action is brought to enforce responsibilities 

in relation to the environmental review process and that these responsibilities have been satisfied.  HUD’s 

approval of the certification satisfies its responsibilities under NEPA and related laws and authorities and 

allows the City to proceed with the land value investment. 

 

OBJECTIONS TO RELEASE OF FUNDS 

 

 HUD will accept objections to its land value investment release of funds and the City’s 

certification for a period of fifteen (15) days following the anticipated submission date or its actual receipt 

of the request (whichever is later) only if they are on one of the following bases: (a) the certification was 

not executed by the Certifying Officer of the City; (b) the City has omitted a step or failed to make a 

decision or finding required by HUD regulations at 24 Code of Federal Regulations (“CFR”) Part 58; (c) 

the grant recipient or other participants in the development process have committed funds, incurred costs 

or undertaken activities not authorized by 24 CFR Part 58 before approval of a release of funds by HUD; 

or (d) another Federal agency acting pursuant to 40 CFR Part 1504 has submitted a written finding that 

the project is unsatisfactory from the standpoint of environmental quality.  Objections must be prepared 

and submitted in accordance with the required procedures (24 CFR Part 58, Sec. 58.76) and, due to the 

COVID-19 pandemic, objections should be emailed to the Office of Community Planning and 

Development, United States Department of Housing and Urban Development at CPDHonolulu@hud.gov.  

Potential objectors should contact HUD to verify the actual last day of the objection period by email at 

CPDHonolulu@hud.gov and mark.a.chandler@hud.gov. 

 

 

 

 

Sandra S. Pfund, Director 

Department of Land Management  

 

mailto:CPDHonolulu@hud.gov
mailto:CPDHonolulu@hud.gov
mailto:mark.a.chandler@hud.gov
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ZONING ENVELOPE 
FRONT YARD SETBACK

SIDEWALK

PROPERTY LINE

ZONING SUMMARY

DEVELOPMENT 
STANDARDS SUMMARY

BUILDING ADDRESS: 1333 RIVER STREET

TMK: 1-7-006:012

DEVELOPMENT PLAN AREA: PRIMARY URBAN CENTER

TOD LAND USE: DOWNTOWN MIXED USE

STATE LAND USE: URBAN DISTRICT

FLOOD ZONE: X - BEYOND 500 YEAR FLOOD PLAIN

TSUNAMI EVACUATION ZONE: NO

NEIGHBORHOOD BOARD: 13 - DOWNTOWN

SPECIAL MANAGEMENT AREA (SMA): NO

ZONING DISTRICT: BMX-4 - CENTRAL BUSINESS MIXED USE

FRONT YARD SETBACK:
REQUIRED: KEY STREETS HAVE NOT BEEN IDENTIFIED IN 

DOWNTOWN PLAN.  
EXCEPTION ALLOWS THE BUILDING TO MATCH THE 
SETBACK OF OTHER BUILDINGS SHARING THE SAME 
FRONTAGE.  THE ADJACENT TEMPLE IS LOCATED ON 
THE PROPERTY LINE WITH NO SETBACK.

PROVIDED: PROJECT IS CONSISTENT WITH THIS ADJACENT 
ALIGNMENT.

REQUIRED: 5 FEET MINIMUM SETBACK FOR STRUCTURES UP TO 12 
FEET IN HEIGHT.

PROVIDED: 0 FEET SETBACK AT MPR SPACE
201H EXEMPTION

SETBACK IMPROVEMENTS:
REQUIRED: ON LOTS WITH A STREET FRONTAGE GREATER THAN 

100 FEET PER FRONTAGE, 65% OF THE GROUND 
FLOOR FACADE MUST BE WITHIN THE 10 FOOT FRONT 
SETBACK PER FIG. 21-9.7 FOR BMX-3 (BMX-4 NOT LISTED)

PROVIDED: MPR SPACE IS LOCATED AT ZERO FOOT SETBACK AND 
201H EXEMPTION MAKES UP 40% OF FRONTAGE.

SIDE + REAR SETBACK: 0 FEET

BUILDING PLACEMENT
TOD 21.9-100-8 
(a) (3) (C) 
EXCEPTION (ii)

TABLE 21-3.9

TOD 21-9.100-8 
(a)(3)(D)(iii)

TABLE 21-3.9

REVISED ORDINANCE OF HONOLULU 2018; 
CHAPTER 21 - LAND USE ORDINANCE , UON 

BUILDING PLACEMENT

FRONT YARD SETBACK AT MPR

BUILDING FORM

TRANSIT-ORIENTED DEVELOPMENT DESIGN STANDARDS, ORDINANCE 17-54, 
WHICH AMENDS CHAPTER 21 AS RELATED TO  TOD SPECIAL DISTRICTS.

MAXIMUM FLOOR AREA RATIO (FAR)
WITHOUT BONUSES: 4.0

21-9.100-8.a.1.A DOES NOT LIST BMX-4.  BMX-3 
LISTS A BASE FAR OF 2.5, MAXIMUM FAR WITH PD-T 
PERMIT OF 7.0.  DOWNTOWN TOD PLAN FIGURE 2-6 
ALLOWS FAR UP TO 7.5.

LOT AREA:   26,925 SQ FT (.618 ACRE)
ALLOWABLE FLOOR AREA: 107,700 SQ FT

PROPOSED FLOOR AREA: 157,946 SQ FT (EXCLUDING PARKING AREAS)
PROPOSED FAR: 5.9

MAXIMUM BUILDING HEIGHT: 350 FEET
PROPOSED BUILDING HEIGHT: 165 FEET (WITHOUT PENTHOUSE)

BMX-4 DISTRICT HEIGHT SETBACK: 50% OF STREET FRONTAGE MUST SET BACK AT AN 
ANGLE OF 65 DEGREES FROM THE CENTERLINE OF THE 
STREET (SEE DIAGRAM THIS SHEET)

MAXIMUM BUILDING AREA: NOT REGULATED
(% OF ZONING LOT)

PROPOSED BUILDING AREA: 78% OF ZONING LOT
(20,976 SF BUILDING AREA DIVIDED BY  
26,925 SF LOT AREA)

BUILDING FORM
TABLE 21-3.4

DOWNTOWN 
TOD PLAN 
FIGURE 2-6

TOD 21-9.100-8 
(a) (1) (A)

21-3.120-1
21-3.120-2(c)

21-3.120-2(c)(4)
FIGURE 21-3.9

TABLE 21-3.4

TABLE 21-3.4

TABLE 21-3.4

ALLOWABLE USE: DWELLINGS, MULTIFAMILY
CONVENIENCE STORES
EATING ESTABLISHMENTS
RETAIL ESTABLISHMENTS
MEETING FACILITIES
PUBLIC USES AND STRUCTURES

LAND USE TABLE 21-3

LUO CALCULATION:
DWELLINGS, MULTI-FAMILY: 1    STALL PER UNIT
OFFICE: 1    PER 600 SQ FT OVER 4,000 SQ FT
RETAIL: 1    PER 600 SQ FT OVER 4,000 SQ FT

MULTI-FAMILY UNITS: 156 UNITS  = 156 SPACES
OFFICE AREA: LESS THAN 4,000 SQ FT=     0 SPACES
RETAIL: LESS THAN 4,000 SQ FT=     0 SPACES

REQUIRED SPACES: 156 SPACES

TOTAL PROVIDED SPACES:   51 SPACES
201H EXEMPTION

OFF-STREET PARKING TABLE 21-6.2
21-5.610A(a)(3)

MULTIFAMILY: 2 PER 151- 300 UNITS
RETAIL: 1 PER 2,000 - 10,000 SQ FT
OFFICE: 1 PER 20,000 - 50,000 SQ FT

MULTIFAMILY: 156 UNITS = 2 SPACES
RETAIL: LESS THAN 2,000 SQ FT = 0 SPACES
OFFICE: LESS THAN 20,000 SQ FT = 0 SPACES

TOTAL REQUIRED SPACES: 2 SPACES, EACH SIZE

TOTAL PROVIDED SPACES: 1 LARGE SPACE

LOADING SPACE DIMENSIONS: 12x35x14 LARGE SPACE

201H EXEMPTION 8 1/2x19x10 SMALL SPACE

REQUIRED: SERVICE AREAS AND LOADING SPACES MUST BE 
LOCATED AT THE SIDE OR REAR OF THE SITE.

PROVIDED: SERVICE AREAS AND LOADING SPACES ARE LOCATED 

201H EXEMPTION WITHIN THE BUILDING.

OFF-STREET LOADING 21-6.100

21-6.120

RESIDENTIAL:
SHORT TERM: 1 PER 10 UNITS
LONG TERM: 1 PER 2 UNITS

REQUIRED:
SHORT TERM: 156 UNITS / 10 = 16 SPACES
LONG TERM: 156 UNITS /   2 = 78 SPACES

PROVIDED:
SHORT TERM: 6 SPACES
LONG TERM: 76 SPACES

201H EXEMPTION

NON-RESIDENTIAL:
SHORT TERM: 1 PER   2,000 SF
LONG TERM: 1 PER 12,000 SF

REQUIRED:
SHORT TERM: 4,636 / 2,000 = 3 SPACES
LONG TERM: 4,636 / 12,000 = 1 SPACES

PROVIDED:
SHORT TERM: 3 SPACES
LONG TERM: 1 SPACES

BIKE PARKING 21-6.150

STREET TREES: INSTALL STREET TREES PER STREET TREE PLAN
NO STREET TREE PLAN IN PLACE FOR RIVER STREET

LANDSCAPING: EXCEPT FOR NECESSARY DRIVES AND WALKWAYS, ALL 
201H EXEMPTION YARDS MUST BE LANDSCAPED

LANDSCAPING 21-3.120-2(c)(6)
TOD 21-9.100-8 
(a)(3)(H)

21-3.120-2(c)(1)

TOD SPECIAL DISTRICT KEY STREETS: KEY STREETS IN DOWNTOWN DISTRICT NOT IDENTIFIED 
IN ORDINANCE.

TOD STATION AREA: DEFINED AS LAND WITHIN ONE-HALF MILE OF TRANSIT 
STATION, WHICH IS ROUGHLY 5-10 MINUTE WALK AND 
AS IDENTIFIED ON EXHIBITS.
NO EXHIBIT FOUND IN ORDINANCE.

NEIGHBORHOOD TOD PLAN DESCRIPTION OF DOWNTOWN TOD NEIGHBORHOOD 
PLAN NOT FOUND IN ORDINANCE.

TOD SPECIAL DISTRICT OBJECTIVES PROJECT MEETS INTENT OF LISTED OBJECTIVES

ACTIVE GROUND FLOOR ACTIVITIES DEFINITION FOR ACTIVE GROUND FLOOR ACTIVITIES 
DOES NOT MENTION COURTYARDS/ PLAZAS OR 
COMMUNITY ROOMS.  PROJECT PROPOSES THAT THESE 
USES MEET THE INTENT OF THE TOD OBJECTIVE.

NOTE THAT FIG. 2-5 IN THE DOWNTOWN TOD PLAN DOES 
NOT DESIGNATE PROJECT SITE AS REQUIRED TO BE 
ACTIVE, ONLY THAT IT IS ENCOURAGED.  PEDESTRIAN-
ORIENTED DESIGN REQUIRED.

TOD 21-9.100 (c)

TOD 21-9.100 (c)

TOD 21-9.100-2 (g)

TOD 21-9.100-6

TOD 21-9.100-7 (a)

MINIMUM LOT AREA: 5,000 SQ FT
ACTUAL LOT AREA: 29,925 SQ FT

MINIMUM LOT WIDTH AND DEPTH: 50 FEET
ACTUAL LOT WIDTH AND DEPTH: 217 FEET WIDTH AND 100 TO 186 FEET DEPTH

TABLE 21-3.9

TABLE 21-3.9

LOT AREA:

SETBACK IMPROVEMENTS:
REQUIRED: COVERED PORCHES, STOOPS AND LANAI CAN 

ENCROACH INTO FRONT YARD.  OTHER PORTIONS MUST 
BE LANDSCAPED, EXCEPT FOR NECESSARY DRIVES AND 
WALKWAYS.

PROVIDED: NECESSARY DRIVES AND WALKWAYS AND PAVED 
201H EXEMPTION COURTYARD

FACADE ORIENTATION:
REQUIRED: BUILDING FACADE MUST PREDOMINANTLY ORIENT TO, 

AND BE PARALLEL WITH, THE STREET, PROPERTY LINE 
OR ADJACENT SPACES.
A PRIMARY BUILDING ENTRANCE MUST BE PLACED ON 
THE STREET FRONTAGE.

PROVIDED: COMPLIES

SEPARATE BUSINESS ENTRANCES
REQUIRED: WHERE MULTIPLE BUSINESSES ARE LOCATED ALONG 

THE FRONT FACADE OF THE GROUND FLOOR, EACH 
MUST HAVE A SEPARATE ENTRANCE.

PROVIDED: COMPLIES

BUILDING ENTRANCE SPACING
REQUIRED: AT LEAST ONE ENTRANCE MUST BE PLACED EVERY 50 

FEET OF A BUILDING FACADE FACING A STREET OR 
PLAZA.

PROVIDED: BUILDING ENTRANCES OCCUR FACING COURTYARD 
201 H EXEMPTION WITHOUT ENTRANCES ALONG MPR FACING STREET.

BUILDING FACADE TRANSPARENCY
REQUIRED: BUILDING FACADES WITHIN 20 FEET OF A FRONT OR 

STREET FACING PROPERTY MUST CONTAIN WINDOWS, 
DOORS OR OTHER OPENINGS FOR AT LEAST 60% OF 
THE FACADE LOCATED BETWEEN 2.5 AND 7 FEET ABOVE 
SIDEWALK.  BLANK WALLS CANNOT EXTEND FOR MORE 
THAN 25 FEET IN A CONTINUOUS HORIZONTAL PLANE.

PROVIDED: FACE OF MPR FRONTING STREET IS THE ONLY PORTION 
OF THE FACADE WITHIN 20 FEET.  60% OF THAT FACADE 
WITHIN THE DESIGNATED HORIZONTAL BAND ARE 
WINDOWS.  COMPLIES.

TOD 21-9.100-8 
(a)(3)(E)(ii)

BUILDING FACADE 
STANDARDS:

TOD 21-9.100-8 
(a)(4)(A)

TOD 21-9.100-8 
(a)(4)(B)

TOD 21-9.100-8 
(a)(4)(C)

TOD 21-9.100-8 
(a)(5)(A)

TOD 21-9.100-8 
(c)(1)(A)

TOD DESIGN STANDARDS CALCULATION:
DWELLINGS, MULTI-FAMILY: 0       STALL PER UNIT 300 SF OR LESS

0.5    STALL PER UNIT 301-600 SF
0.75  STALL PER UNIT 601-800 SF
1       STALL PER UNIT 801 SF OR MORE

MULTI-FAMILY UNITS: 130 UNITS @ 301-600 SF = 65 SPACES
26 UNITS @ 801 SF OR MORE = 26 SPACES

REQUIRED SPACES: 91 SPACES
PARKING SPACE SIZE: REGULAR SIZE 8'-3" WIDE X 18'-0" LONG

TOTAL PROVIDED SPACES: 51 SPACES

201H EXEMPTION

NO MINIMUM PARKING REQUIREMENT LISTED FOR NON-
RESIDENTIAL USES.

TOD 21-9.100-8 
(c)(1)(B)

GROUND FLOOR PARKING:
REQUIRED: AT-GRADE PARKING CANNOT BE LOCATED WITHIN 40 

FEET OF ANY FRONT PROPERTY LINE.

PROVIDED: COMPLIES

TOD 21-9.100-8 
(c)(2)

TOD 21-9.100-8 
(c)(3)

LOCATION:
REQUIRED: MUST BE AS CLOSE AS FEASIBLE TO AN ENTRANCE TO 

BE VISIBLE FROM THE STREET, OR PROVIDE SIGNAGE 
TO BICYCLE PARKING.

PROVIDED: PROJECT WILL PROVIDE SIGNAGE TO BICYCLE PARKING

TOD 21-9.100-8 
(c)(6)(B)

1

1

1

1

1

3

3

ENERGY CODE SUMMARY IECC 2015

CLIMATE ZONE: 1 TABLE C301.1

INSULATION REQUIREMENTS:
ROOF:
MASS FLOORS:
MASS WALLS:
UNHEATED SLAB-ON-GRADE:

R-20CI (ALL OTHER) / R-25CI (GROUP R)
U-0.322
R-5.7CI (ALL OTHER & GROUP R)
NON-RATED

TABLE C402.1.3
TABLE C402.1.4

FENESTRATION REQUIREMENTS:

FIXED:
OPERABLE:
ENTRANCE DOORS:

U
FACTORS
0.50
0.65
1.10

TABLE C402.4

MAXIMUM AREAS:
VERTICAL FENESTRATIONS
(EXCLUDING OPAQUE):

SKYLIGHTS:

40% OF WALL AREA ALLOWABLE

5% ROOF AREA ALLOWABLE

C402.4.1

AIR BARRIER: REQUIRED.  SOLID OR 
HOLLOW MASONRY, SHALE OR CLAY
WALLS ARE DEEMED TO COMPLY WITH 
THE REQUIREMENT.

C405.5.1.2.1

VESTIBULE: NOT REQUIRED IN CLIMATE ZONE 1 C402.5.7

X

ENERGY CONFORMANCE

STATE OF HAWAII & CITY AND COUNTY OF HONOLULU
2015 INTERNATIONAL ENERGY CONSERVATION CODE

TO THE BEST OF MY KNOWLEDGE, THIS PROJECT'S DESIGN SUBSTANTIALLY CONFORMS TO THE 2015 
INTERNATIONAL ENERGY CONSERVATION CODE AS AMENDED FOR BUILDING ENVELOPE COMPONENTS 
(SECTION C402) FOR:

COMPLIANCE METHOD

2015 IECC AS AMENDED.  MANDATORY AND PRESCRIPTIVE

2015 IECC AS AMENDED.  MANDATORY AND TOTAL BUILDING PERFORMANCE

ASHRAE STANDARD 90.1-2013.  MANDATORY AND PRESCRIPTIVE

ASHRAE STANDARD 90.1-2013.  MANDATORY AND ENERGY COST BUDGET METHOD

INFORMATION IN CONSTRUCTION DOCUMENTS YES N/A INFORMATION LOCATION
ROOF INSULATION R-VALUE G-101, ENERGY CODE SUMMARY
ROOF INSULATION TYPE AND LOCATION A-121 & A-831
ROOF MEMBRANE SOLAR REFLECTANCE AND THERMAL EMITTANCE SPEC SECTION 07 5423 - 5
WALL INSULATION R-VALUE A-831
WALL INSULATION TYPE AND LOCATION SPEC SECTION 07 2100 & A-831
WINDOW SHGC G-101, ENERGY CODE SUMMARY
WINDOW U-FACTOR G-101, ENERGY CODE SUMMARY
SKYLIGHT SHGC
SKYLIGHT U-FACTOR

NOTES

SIGNATURE

DATE: 10/30/19
NAME: ADAM WOLTAG
TITLE: PRINCIPAL
LICENSE NO.: AR-18327

1

TABLE C402.1.3

N/A

CODE REQUIREMENT PROPOSED:

AIR BARRIER PROVIDED AT EXTERIOR 
WALLS ADJACENT TO CONDITIONED 
SPACE.

SHGC / ORIENTATION
SEW N

PF < 0.2 0.25 0.33
0.2 < PF < 0.5 0.30 0.37
PF > 0.5 0.40 0.40

R-20CI (ALL OTHER) / R-25CI (GROUP R)
U-0.322
R-5.7CI (ALL OTHER & GROUP R)
NONE RATED

25% OF WALL AREA ACTUAL
(65,527 SF OVERALL WALL AREA 
DIVIDE BY 16,464 SF GLAZING)

NO SKYLIGHTS

1

U
FACTORS
0.42
0.42
1.10

SHGC 

0.28
0.28
0.28

LICENSED
PROFESSIONAL

ARCHITECT

No. 18327

EXPIRATION DATE 04/30/2020

H
A

A I , U.S. A
.

W
I

A
D

AM
G. WOLTA

G

3

H A W A I I 9 6 8 1 3

RD LF ORO STE., 30

6

TEL

415.358.9100 FAX
WWW W. RNSSTUDIO. OC M

7 ALA

7

808. 356.5880

H O N O L U L U

7 MOANA BLVD

3

H A W A I I 9 6 8 1 3

RD LF ORO STE., 30

6

TEL

415.358.9100 FAX
WWW W. RNSSTUDIO. OC M

7 ALA

7

808. 356.5880

H O N O L U L U

7 MOANA BLVD

3

H A W A I I 9 6 8 1 3

RD LF ORO STE., 30

6

TEL

415.358.9100 FAX
WWW W. RNSSTUDIO. OC M

7 ALA

7

808. 356.5880

H O N O L U L U

7 MOANA BLVD

SHEET NO:

SHEET TITLE:

DATEISSUES

PROJECT NO.:

DATE:

SCALE:

All drawings and written material appearing herein constitute original and unpublished work of the
Architect/Engineer and may not be duplicated, used or disclosed without consent of Architect/Engineer.

If this drawing is not 30"x42", then the drawing has been revised from its original size.
Noted scales must be adjusted.  This line should be equal to one inch

07/31/2019
08/30/2019

50% CONSTRUCTION DOCUMENTS
PERMIT SET

REVISION LIST# DATE

THIS WORK WAS PREPARED BY ME OR UNDER MY 
SUPERVISION. CONSTRUCTION OF THIS PROJECT 
WILL BE UNDER MY OBSERVATION. (AS DEFINED IN 
THE HAWAII ADMINSTRATIVE RULES, TITLE 16, 
CHAPTER 115).

SIGNATURE

As indicated
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ZONING SUMMARY

G-101

30 APRIL 2020

HALEWAI'OLU
SENIOR
RESIDENCES
1333 RIVER STREET, HONOLULU, HI  96817
TMK: 1-7-006:012

65o

CENTERLINE OF 
RIVER STREET

Y TOTAL STREET FRONTAGE = 217 FT
X1+X2 SEGMENTS SET BACK AT 65o = 116 FT

PERCENT FRONTAGE SET BACK = 54% COMPLIANT

X1

X2

Y

ZONING ENVELOPE 
TO MAX BUILDING 
HEIGHT

ALTERNATIVE CODE COMPLIANCE

1

1 REVISION 1 - PERMIT RESPONSE 01/16/2020



CODE SUMMARY

ACTUAL HEIGHT

ACTUAL NO. OF STORIES

ACTUAL AREA
(PER FLOOR)

ACTUAL AREA
(GROSS BUILDING AREA)

164'-0" TO AVERAGE HEIGHT OF MAIN ROOF SURFACE, 
WITHOUT PENTHOUSE

17 STORIES 

LEVEL 1:

LEVEL 2: 

LEVEL 3: 

LEVEL 4:

LEVELS 5 - 17:

TOTAL BLDG

ACTUAL BUILDING 
HEIGHT & AREA

  19,619 FT2

  15,905 FT2

  14,889 FT2

    9,372 FT2

    9,290 FT2

180,549 FT2

(SEE BUILDING HEIGHT 
DIAGRAM THIS SHEET)

MEANS OF EGRESS

EXIT WIDTH FOR MEANS OF EGRESS COMPONENTS OTHER THAN STAIRWAYS

MINIMUM EGRESS WIDTH = 0.15 INCH PER OCCUPANT
(SPRINKLER SYSTEM PROVIDED)

1005.1
TABLE 1005.1

EXIT WIDTH FOR STAIRWAYS

MINIMUM EGRESS WIDTH = 44" , BUT NOT LESS THAN 0.2 INCH PER OCCUPANT
(SPRINKLER SYSTEM PROVIDED)

*FOR CORRIDORS SERVING BOTH A, B, M & R OCCUPANCIES, THE SHORTEST DEAD END 
DISTANCE GOVERNS.

1017.3

1017.3, 
EXCEPTION  2

1007.3
EXCEPTION 3
1009.1

20'-0"

50'-0"

50'-0"

20'-0"

20'-0"

20'-0"

EXIT ACCESS TRAVEL DISTANCE (WITH FIRE SPRINKLERS) TABLE 1016.1

R-2 OCCUPANCY:

A OCCUPANCY:

B OCCUPANCY:

F OCCUPANCY: 

M OCCUPANCY:

S OCCUPANCY:

TABLE 1015.1
1014.3
EXCEPTION 1
EXCEPTION 410

49

49

49

49

29

125'-0"

75'-0"

100'-0"

100'-0"

75'-0"

100'-0"

MINIMUM CORRIDOR WIDTH

R-2, A-3, B, F-1, 
M, S-1, S-2 
OCCUPANCIES:

1017.2
TABLE 1005.1

1017.2
EXCEPTION 1

1017.2
EXCEPTION 2

44”, BUT NOT LESS THAN 0.15 INCH PER OCCUPANT

AUTOMATIC SPRINKLER SYSTEM (NFPA 13) PROVIDED THROUGHOUT IN ACCORDANCE WITH 
BC 903.3.1.1 AND A SECONDARY WATER SUPPLY WHERE REQUIRED BY SECTION 903.3.5.2.

STANDPIPE SYSTEMS SHALL COMPLY WITH SECTION 905.

AUTOMATIC SPRINKLER 
SYSTEM

903.3.1.1

905

FIRE ALARM SYSTEM SHALL BE PROVIDED  IN ACCORDANCE WITH SECTION 907.2.FIRE ALARM SYSTEM 907.2

SPACES WITH ONE EXIT OR EXIT ACCESS DOORWAY (PERMITTED FOR EITHER CONDITION):

MAX OCC LOAD
MAX COMMON 

PATH OF TRAVEL

A, F-1, M, R, S-1 
OCCUPANCIES:

B OCCUPANCY:

S-2 OCCUPANCY:

250'-0"

300'-0"

400'-0"

CORRIDOR DEAD ENDS

A-3 OCCUPANCY:

B OCCUPANCY:

F OCCUPANCY:

M OCCUPANCY:

R OCCUPANCY:

S OCCUPANCY:

FIRE DOOR, FIRE 
SHUTTER AND FIRE 
WINDOW ASSEMBLY FIRE 
PROTECTION RATINGS

TABLE 715.4
TABLE 715.5

FIRE WALL / FIRE BARRIER > 1HR

1HR FIRE BARRIER 
SHAFT, EXIT ENCLOSURE AND 
EXIT PASSAGEWAY WALLS

OTHER FIRE BARRIERS

FIRE PARTITIONS:
CORRIDOR WALLS

OTHER FIRE PARTITIONS

EXTERIOR WALLS

SMOKE BARRIER

4
3
2

1 1/2

TYPE OF ASSEMBLY

REQUIRED 
ASSEMBLY RATING

(HRS)

MIN FIRE 
WINDOW 

ASSEMBLY 
RATING (HRS)

ACCESSIBLE ELEVATOR AS A MEANS OF EGRESS 

REQUIRED WHERE AN ACCESSIBLE FLOOR IS FOUR OR MORE STORIES 
ABOVE/BELOW A LEVEL OF EXIT DISCHARGE.

1007.2.1
1007.4

AREA OF REFUGE

NOT REQUIRED FOR EXIT STAIRWAYS IN BUILDINGS EQUIPPED THROUGHOUT WITH AUTOMATIC 
SPRINKLER SYSTEMS INSTALLED IN ACCORDANCE WITH SECTION 903.3.1.1.

ELEVATORS ARE NOT REQUIRED TO BE ACCESSED FROM AN AREA OF REFUGE IN BUILDINGS 
EQUIPPED THROUGHOUT WITH AUTOMATIC SPRINKLER SYSTEMS INSTALLED IN ACCORDANCE 
WITH SECTION 903.3.1.1.

PROJECT OBTAINED AN ALTERNATIVE MEANS OF COMPLIANCE APPROVAL FROM AHJ TO OMIT 
STAIRWELL AREAS OF REFUGE PER 2012 IBC, SEE G-101 FOR COPY OF APPROVAL.

ACCESSIBLE MEANS OF 
EGRESS

EXIT STAIRWAYS

ALL STAIRWAYS QUALIFY AS AN ACCESSIBLE MEANS OF EGRESS PER 1007.3: 44" MINIMUM WIDTH 

EXCEPTION 3: 48" WIDTH NOT REQUIRED IN BUILDINGS EQUIPPED THROUGHOUT WITH AN 
AUTOMATIC SPRINKLER SYSTEM PER 903.3.1.1 OR 903.3.1.2.

1007.3
EXCEPTION 3

IBC 2012 1007.3
EXCEPTION 2

IBC 2012 1007.4 
EXCEPTION 2

OCCUPANT LOAD TABLE 1004.1.1

100 GROSS

15 NET

300 GROSS

BUSINESS AREAS

ASSEMBLY, UNCONCENTRATED 
(CONFERENCE ROOMS, 
ACTIVITY ROOMS)

STORAGE/MECH/ELEC ROOMS

RESIDENTIAL GROUP R-2

OCCUPANT LOAD 
(SF PER OCCUPANT)

FUNCTION OF SPACEOCCUPANCY 
CLASSIFICATION

ALLOWABLE HEIGHT

ALLOWABLE NO. OF STORIES

ALLOWABLE AREA

TABLE 503

TABLE 503

TABLE 503

UNLIMITED

UNLIMITED

UNLIMITED

ALLOWABLE BUILDING 
HEIGHT & AREA
(ALL OCCUPANCIES)

BUSINESS GROUP B

ASSEMBLY GROUP A-3

MAXIMUM AREA OF 
EXTERIOR WALL 
OPENINGS BASED ON FIRE 
SEPARATION DISTANCE

MAXIMUM AREA OF EXTERIOR WALL OPENINGS (AS PERCENTAGE OF WALL AREA) TABLE 704.8

UNPROTECTED,
SPRINKLERED (UP,S)

PROTECTED (P)

0' - 3 '

NP

NP

>3'-5'

NP

15%

>5'-10'

10%

25%

>10'-15'

15%

45%

>15'-20'

25%

75%

>20'-25'

45%

NL

>25'-30'

70%

NL

(NP=NOT PERMITTED, NL=NO LIMIT)
*IN BUILDINGS EQUIPPED WITH AUTOMATIC SPRINKLER SYSTEM PER BC 903.3.1.1, MAXIMUM 
ALLOWABLE AREA OF UNPROTECTED OPENINGS SHALL BE THE SAME AS TABULATED 
LIMITATIONS FOR PROTECTED OPENINGS.

FIRE SEPARATION RATING 
REQUIREMENTS FOR 
EXTERIOR WALLS BASED 
ON FIRE SEPARATION 
DISTANCE AND TYPE OF 
CONSTRUCTION (IA)

0 FT < X < 5 FT = 

5 FT ≤ X < 10 FT = 

10 FT ≤ X < 30 FT =

30 FT ≤ X =

CHP. 6
TABLE 602

704.5

2 HR

2 HR

1 HR

NR

DISTANCE

TABLE 1015.1
1019.1
TABLE 1019.1
1014.2

NUMBER OF EXITS

LEVEL 1:
LEVEL 2:
LEVEL 3:
LEVEL 4:
LEVELS 5-17:

3
2
2
2
2

1005.1
TABLE 1005.1

LEVEL 1: 102 OCCUPANTS * 0.2 = 20.4" REQ'D. / 88" PROVIDED
LEVEL 2: 57 OCCUPANTS * 0.2 = 11.4" REQ'D. / 88" PROVIDED
LEVEL 3: 285 OCCUPANTS * 0.2 = 57" REQ'D. / 88" PROVIDED
LEVEL 4: 41 OCCUPANTS * 0.2 = 8.2" REQ'D. / 88" PROVIDED
LEVELS 5-17: 41 OCCUPANTS * 0.2 = 8.2" REQ'D. / 88" PROVIDED

MEANS OF EGRESS SIZING
(STAIRWAYS)

LEVEL  
# OF EXITS

REQ'D
# OF EXITS 

PROVIDED

INTERNATIONAL BUILDING CODE 2006 (IBC 2006) & BC AS ADOPTED 
AND AMENDED BY HAWAII STATE BUILDING CODE (HAR-3-180)

*OPEN PARKING GARAGES COMPLYING WITH BC 406 SHALL NOT REQUIRE A FIRE RESISTANCE RATING.

EXTERIOR WALLS OF MORE THAN 5 FEET FIRE SEPARATION DISTANCE SHALL BE RATED FOR EXPOSURE FROM THE 
INSIDE. EXTERIOR WALLS OF 5 FEET OR LESS FIRE SEPARATION DISTANCE SHALL BE RATED FOR EXPOSURE FROM 
BOTH SIDES.

REQUIRED FIRE 
RESISTIVE RATINGS

PRIMARY STRUCTURAL FRAME

BEARING WALLS - EXTERIOR

BEARING WALLS - INTERIOR

NON-BEARING WALLS - EXTERIOR

NON-BEARING WALLS - INTERIOR

FLOOR CONSTRUCTION

ROOF CONSTRUCTION

ROOF SUPPORTS

STAIRWAY ENCLOSURE

SHAFT ENCLOSURES

EXIT PASSAGEWAY

DWELLING UNIT SEPARATION:
WALLS
FLOOR/CEILING ASSEMBLIES

TYPE OF CONSTRUCTION
RISK CLASSIFICATION

TYPE IA, FULLY SPRINKLERED
II

2 HOUR*
*COLUMNS SUPPORTING FLOORS SHALL NOT BE 
ALLOWED TO BE REDUCED PER 403.3.1.

2 HOUR

2 HOUR

SEE “FIRE SEPARATION DISTANCE” BELOW

NO RATING REQUIRED

2 HOUR

1 HOUR, CLASS B CONSTRUCTION

1 HOUR

2 HOUR

2 HOUR

2 HOUR - NOT LESS THAN THAT REQUIRED FOR 
ANY CONNECTING EXIT ENCLOSURE

1 HOUR
1 HOUR

403.3.1.1

CHAPTER 6
TABLE 601

TABLE 1505.1

1020.1

707.4

1020.1, 1021.3

419.2, 708.3
419.3, 711.3

310.1

303.1
304.1
306.2
309.1
311.2
311.3

602.2
TABLE 1604.5 

STEEL NOT REQ'D TO BE 
RATED:
-MECH EQUIP SUPPORT
-CANOPY FRAMING
-STAIRS
-ELEVATOR RAIL 
SUPPORTS & DIVIDER 
BEAMS

OCCUPANCY 
CLASSIFICATION

PRIMARY: R-2 - RESIDENTIAL APARTMENTS

ADDITIONAL (NON-SEPARATED OCCUPANCIES):
A-3 - ASSEMBLY
B - BUSINESS 
F-1 - EQUIPMENT/MAINTENANCE
M - MERCANTILE 
S-1 - STORAGE
S-2 - PARKING GARAGE

FOR BUILDINGS NOT GREATER THAN 420 FEET IN HEIGHT, TYPE IA CONSTRUCTION SHALL BE 
PERMITTED TO BE REDUCED TO TYPE IB.

705.11PARAPET SAME FIRE RATING AS SUPPORTING WALL.  NON-COMBUSTIBLE FACES FOR UPPERMOST 18 
INCHES.  30 INCH HEIGHT MINIMUM. NO PARAPET IS REQUIRED IF ROOF AND SUPPORTING 
CONSTRUCTION IS NON-COMBUSTIBLE.

DWELLING UNITS

STORAGE/MECH/ELEC ROOMS

EXERCISE ROOMS

ASSEMBLY, UNCONCENTRATED 
(MULTI-PURPOSE ROOM, REC 
DECK)

15 NET

200 GROSS

300 GROSS

50 GROSS

MERCANTILE GROUP M RETAIL 30 GROSS

HIGH-RISE BUILDINGS AUTOMATIC SPRINKLER SYSTEM PROVIDED THROUGHOUT IN ACCORDANCE WITH BC 
903.3.1.1 AND A SECONDARY WATER SUPPLY WHERE REQUIRED BY BC 903.3.5.2.

EMERGENCY ESCAPE AND RESCUE OPENINGS PER BC 1026 ARE NOT REQUIRED.

AUTOMATIC FIRE/SMOKE DETECTION PROVIDED IN ACCORDANCE WITH BC 907.2.12.1.

EMERGENCY VOICE/ALARM COMMUNICATION SYSTEMS PROVIDED IN ACCORDANCE WITH BC 
907.2.12.2.

TWO-WAY FIRE DEPARTMENT COMMUNICATION SYSTEM PROVIDED IN ACCORDANCE WITH 
BC 907.2.12.3.

FIRE COMMAND COMPLYING WITH BC 911 AND THE FIRE CODE PROVIDED. FIRE COMMAND 
STATIONS SHALL BE APPROVED BY THE FIRE CHIEF.

ELEVATORS PROVIDED IN ACCORDANCE WITH CHAPTER 30.

STANDBY POWER SYSTEM IN ACCORDANCE WITH BC 2702 AND BC 403.10.2 PROVIDED.

EMERGENCY POWER SYSTEMS COMPLYING WITH BC 2702 AND BC 403.11.1 PROVIDED.

SMOKEPROOF EXIT ENCLOSURES COMPLYING WITH BC 909.20 AND BC 1020.1.7 PROVIDED. 
EXIT STAIRWAY ENCLOSURES ARE PRESSURIZED PER BC 909.20.5.

403.2

403.4

403.5

403.6

403.7

403.8
HAR 3-180-22
HAR 3-180-26

403.9

403.10

403.11

403.12

>30'

NL

NL

STORAGE GROUP S-2 PARKING GARAGE 200 GROSS

MIN FIRE DOOR AND 
FIRE SHUTTER 

ASSEMBLY RATING (HRS)

GARAGE VENTILATION 
CALCULATION
406.3.3.1

AT LEAST 20% OF TOTAL PERIMETER WALL PER TIER TO BE OPEN

AT LEAST 40% OF AGGREGATE LENGTH OF WALL PER TIER TO BE 
OPEN

2ND FLOOR TIER WALL AREA

EWA
MAUKA
DIA. HD.
MAKAI
TOTAL:

1,590 SF
   571 SF
1,591 SF
   779 SF
4,531 SF

TOTAL REQUIRED 
OPENINGS PER TIER:

4,531 SF x 20% = 906 SF

3RD FLOOR TIER WALL AREA

EWA
MAUKA
DIA. HD.
MAKAI
TOTAL:

1,433 SF
   511 SF
1,429 SF
   515 SF
3,888 SF

TOTAL REQUIRED 
OPENINGS PER TIER:

3,888 SF x 20% = 778 SF

2ND FLOOR TIER WALL AREA

EWA
MAUKA
DIA. HD.
MAKAI
TOTAL:

   979 SF
       0 SF
   124 SF
   124 SF
1,227 SF

3RD FLOOR TIER WALL AREA

EWA
MAUKA
DIA. HD.
MAKAI
TOTAL:

  824 SF
      0 SF
  559 SF
  124 SF
  349 SF

REQUIRED PROVIDED

COMPLIANT

COMPLIANT

2ND FLOOR TIER WALL AREA

EWA
MAUKA
DIA. HD.
MAKAI
TOTAL:

171 LF
  61 LF
170 LF
  86 LF
488 LF

TOTAL REQUIRED 
OPENINGS PER TIER:

488 SF x 40% = 196 LF

3RD FLOOR TIER WALL AREA

EWA
MAUKA
DIA. HD.
MAKAI
TOTAL:

171 LF
  61 LF
170 LF
  62 LF
464 LF

TOTAL REQUIRED 
OPENINGS PER TIER:

464 LF x 40% = 186 SF

2ND FLOOR TIER WALL AREA

EWA
MAUKA
DIA. HD.
MAKAI
TOTAL:

169 LF
    0 LF
  56 LF
124 LF
279 LF

3RD FLOOR TIER WALL AREA

EWA
MAUKA
DIA. HD.
MAKAI
TOTAL:

169 LF
    0 LF
  77 LF
  37 LF
283 LF

REQUIRED PROVIDED

COMPLIANT

COMPLIANT

3
3

1 1/2
1 1/2

1

1

1

3/4

1
0.5

1
0.5

1/3
1/3

3/4
1/3

3
2
1

1 1/2
1 1/2
3/4

1 1/3

NP

3/4

1 1/2
1 1/2
3/4

NP = NOT PERMITTED

3/4
1/3

3/4
1/3

-

-

RAMPS

RUNNING SLOPE NOT STEEPER THAN 1:12, CROSS SLOPE NOT STEEPER THAN 1:48.
MINIMUM EGRESS WIDTH = 44"

1010.1
1010.5.1

4
2
2
2
2

PROTECTION OF 
OPENINGS IN WIND-
BORNE DEBRIS REGIONS

GLAZING IN OCCUPANCY CATEGORY II, III, OR IV BUILDINGS LOCATED OVER 60 FEET 
ABOVE THE GROUND AND OVER 30 FEET ABOVE AGGREGATE SURFACE ROOFS LOCATED 
WITHIN 1,500 FEET OF THE BUILDING SHALL BE PERMITTED TO BE UNPROTECTED.

GLAZING IN OCCUPANCY CATEGORY II AND III BUILDINGS THAT CAN RECEIVE POSITIVE 
EXTERNAL PRESSURE IN THE LOWER 60 FEET SHALL BE ASSUMED TO BE OPENINGS 
UNLESS SUCH GLAZING IS IMPACT-RESISTANT OR PROTECTED WITH AN IMPACT-
RESISTANT SYSTEM.

1609.1.2
EXCEPTION 3
EXCEPTION 4

704.8.1

24" WIDE CORRIDORS ARE PERMITTED FOR ACCESS TO ELECTRICAL, MECHANICAL OR 
PLUMBING EQUIPMENT OR SYSTEMS.

36"  WIDE CORRIDORS ARE PERMITTED IF THE OCCUPANT LOAD SERVED IS < 50.

OCCUPANCY 
F-1, M, S-1

OCCUPANCY 
A, B, R, S-2

1 HR

1 HR

1 HR*

NR

STORAGE GROUP S-1 STORAGE 300 GROSS

FACTORY GROUP F-1 STORAGE/MECH/ELEC ROOMS

INDUSTRIAL

300 GROSS

100 GROSS

SOUND TRANSMISSION 1207.2

1207.3

WALLS, PARTITIONS AND FLOOR / CEILING ASSEMBLIES SEPARATING DWELLING UNITS 
FROM EACH OTHER OR PUBLIC / SERVICE AREAS ARE DESIGNED TO MEET STC 50 FOR 
AIR-BORNE NOISE PER ASTM E 90.

FLOOR / CEILING ASSEMBLIES BETWEEN DWELLING UNITS OR BETWEEN A DWELLING 
UNIT AND PUBLIC / SERVICE AREA ARE DESIGNED TO MEET IIC 50 PER ASTM E 492.

HOUSING CODE
ROH CHAPTER 27 SEC 27-4.3(a)

SEC 27-4.3(b)

SEC 27-4.4(a)

ROOM DIMENSIONS
CEILING HEIGHTS:
(1) HABITABLE SPACES ARE PROVIDED WITH A CEILING HEIGHT OF NOT LESS THAN 7'-6".
KITCHENS AND BATHROOMS ARE PROVIDED WITH A CEILING HEIGHT OF NOT LESS THAN 
7'-0".
(3) WHERE FURRED CEILINGS ARE PROVIDED THE CEILING HEIGHT IS NOT LESS THAN 
7'-0".

FLOOR AREA:
RESIDENTIAL UNITS COMPLY WITH AREA REQUIREMENTS FOR EACH SPACE.
(2) UNITS ARE PROVIDED WITH SEPARATE CLOSETS.
(3) UNITS ARE PROVIDED WITH KITCHENS CONTAINING A SINK, COOKING APPLIANCE AND 
REFRIGERATOR. CLEAR WORK SPACE IS PROVIDED. LIGHT AND VENTILATION 
CONFORMING TO THIS CODE IS PROVIDED.
(4) UNITS ARE PROVIDED WITH A BATHROOM CONTAINING A WATER CLOSET, LAVATORY, 
AND BATHTUB.

LIGHT AND VENTILATION:
NATURAL LIGHT AND VENTILATION
(1)  ALL HABITABLE ROOMS ARE PROVIDED WITH NATURAL LIGHT BY MEANS OF 
WINDOWS WITH AN AREA OF NOT LESS THAN ONE-TENTH OF THE FLOOR AREA OF SUCH 
ROOMS WITH A MINIMUM OF 10 SQUARE FEET. NOT LESS THAN ONE-HALF OF THE 
REQUIRED WINDOW OR SKYLIGHT AREA SHALL BE OPENABLE TO PROVIDE NATURAL 
VENTILATION.

MECHANICAL VENTILATION
(1) IN LIEU OF REQUIRED OPENABLE WINDOWS FOR NATURAL VENTILATION, A 
MECHANICAL VENTILATION
SYSTEM MAY BE PROVIDED FOR ALL SPACES EXCEPT BEDROOMS. 

ACCESSIBLE UNITS: ADAAG 233.3

UNIT AREAS:

2

3

3

3

LEVEL 1
0"

LEVEL 2
16'-0"

LEVEL 3
26'-0"

LEVEL 4
35'-0"

LEVEL 5
47'-0"

LEVEL 6
56'-0"

LEVEL 7
65'-0"

LEVEL 8
74'-0"

LEVEL 9
83'-0"

LEVEL 10
92'-0"

LEVEL 11
101'-0"

LEVEL 12
110'-0"

LEVEL 13
119'-0"

LEVEL 14
128'-0"

LEVEL 15
137'-0"

LEVEL 16
146'-0"

LEVEL 17
155'-0"

ROOF
164'-0"

PENTHOUSE
173'-0"

GRADE PLANE

"BUILDING HEIGHT" DEFINITION (CHAP 2)
VERTICAL DISTANCE FROM GRADE PLANE TO 
THE AVERAGE HEIGHT OF ROOF SURFACE

"HIGH RISE BUILDING" DEFINITION (CHAP 2)
A BUILDING WITH AN OCCUPIED FLOOR LOCATED MORE THAN 75 FEET 
ABOVE LOWEST LEVEL OF FIRE DEPARTMENT VEHICLE ACCESS.

LOWEST LEVEL OF 
FIRE DEPT ACCESS
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HIGHEST 
OCCUPIED FLOOR

MECHANICAL 
PENTHOUSE

ZONING ENVELOPE

BUILDING AND FENCE 
SEEN BEYOND

UNITS WITH ACCESSIBLE MOBILITY FEATURES:
TOTAL # OF UNITS: 156
5% x 156 = 7.8 = 8 UNITS

UNITS WITH ACCESSIBLE COMMUNICATION 

FEATURES (HEARING / VISUALLY IMPAIRED):
2% x 156 = 3.12 = 4 UNITS
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SUPERVISION. CONSTRUCTION OF THIS PROJECT 
WILL BE UNDER MY OBSERVATION. (AS DEFINED IN 
THE HAWAII ADMINSTRATIVE RULES, TITLE 16, 
CHAPTER 115).
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UNIT TYPE AREA

UNIT 1A 490 SF

UNIT 1B 482 SF

UNIT 1C 481 SF

UNIT 1D 476 SF

UNIT 2A 838 SF

UNIT 1E 475 SF
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SHEET NOTES
1. DIMENSIONS INDICATE FACE OF FINISH UNLESS OTHERWISE NOTED.
2. FOR ADA UNIT PLANS OPTIONS, SEE SHEETS A-405 & A-406.
3. FIRESTOPPING TO BE PROVIDED AT ALL THROUGH PENETRATIONS OF 

FIRE-RESISTANCE-RATED WALLS AND HORIZONTAL ASSEMBLIES. REFER 
TO SPECIFICATIONS FOR PENETRATION FIRESTOPPING SYSTEM 
REQUIREMENTS.

KEY NOTES

LEGEND

CMU WALL

PROPERTY LINE

LINE ABOVE

HIDDEN LINE

NON-RATED PARTITION

CIP CONCRETE WALL / 
COLUMN, SSD

A3A PARTITION TAG

+1'-0"
SPOT ELEVATION

ROOF DRAIN

FLOOR DRAIN

REQUIRED ADA CLEARANCES, 
SEE SHEET A-701 FOR TYP. 
MANEUVERING DIMENSIONS 
AT DOORS

1

1 HR FIRE RATED PARTITION

1 HR FIRE RATED BARRIER

2 HR FIRE RATED PARTITION

2 HR FIRE RATED BARRIER

SMOKE PARTITION

0.5 HR FIRE RATED 
PARTITION

3 HR FIRE RATED BARRIER
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### KEYNOTE

03.08 CONCRETE RAMP CURB

05.04 LANDSCAPE, VERTICAL VINE BRACKET CABLE

11.03 LIFE SAFETY EQUIPMENT, FIRE EXTINGUISHER CABINET, RECESSED

11.04 LIFE SAFETY EQUIPMENT, FIRE EXTINGUISHER CABINET, SURFACE-MOUNTED

11.05 LIFE SAFETY EQUIPMENT, AED CABINET, SEMI-RECESSED

11.10 FUEL PUMP AND ENCLOSURE ATOP CONCRETE SLAB, SPD

11.11 TRASH COMPACTOR

11.12 TRASH BIN BY OWNER, NIC

28.01 CARD READER, SEE TECHNOLOGY DWGS

28.02 INTERCOM, SEE TECHNOLOGY DWGS

28.03 CALL BOX, SEE TECHNOLOGY DWGS

32.01 FILTERRA WATER FILTRATION UNIT, SCD

32.04 BACKFLOW PREVENTER, SCD

32.09 BIKE RACK

32.10 GRAVEL STRIP, SLD

32.11 SITE UTILITIES, SCD

32.12 STREET TREE WELL, SLD

1

1 REVISION 1 - PERMIT RESPONSE 01/16/2020

2 REVISION 2 - PERMIT RESPONSE 03/20/2020

3 REVISION 3 - FINAL
CONSTRUCTION DOCUMENTS

04/30/2020

FOR MORE 
INFORMATION 
SEE ELECTRICAL 
DRAWINGS
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### KEYNOTE

05.03 SCREEN OR GUARDRAIL, CHAINLINK WITH WOVEN PRIVACY SLATS

05.09 AWNING, 3/4" ANODIZED ALUMINUM PLATES

07.12 SCUPPER, THRU WALL

07.15 ROOF WALKWAY PAD

07.19 PREFABRICATED ROOF CURB

07.20 LINEAR ROOF CURB

11.04 LIFE SAFETY EQUIPMENT, FIRE EXTINGUISHER CABINET, SURFACE-MOUNTED

11.05 LIFE SAFETY EQUIPMENT, AED CABINET, SEMI-RECESSED

22.20 ROOF DRAIN, SPD

22.21 AREA DRAIN, SPD

23.06 DOAS, SMD, ATOP ROOF CURB

23.07 SPF FAN, SMD, ATOP ROOF CURB

23.08 ACCU, SMD, ATOP ROOF CURB

23.11 EXHAUST FAN LOUVER, SMD

23.12 AHU, SMD

23.13 EXHAUST FAN, SMD

23.14 CONDITIONER UNIT, SMD

26.11 ELECTRICAL EQUIPMENT MOUNTED TO UNISTRUT RACK, SED

32.06 4" WIDE PARKING STRIPE

32.07 PARKING STRIPING AT ACCESSIBLE ROUTE

32.09 BIKE RACK

2

2

1 REVISION 1 - PERMIT RESPONSE 01/16/2020

2 REVISION 2 - PERMIT RESPONSE 03/20/2020

3 REVISION 3 - FINAL
CONSTRUCTION DOCUMENTS

04/30/2020
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### KEYNOTE

07.12 SCUPPER, THRU WALL

09.06 SYNTHETIC GRASS SURFACE

10.01 SAFETY SHOWER & EYE WASH STATION

10.02 SCRUB SINK, 2-BAY

10.03 FLOOR SINK, JANITORIAL SINK

11.03 LIFE SAFETY EQUIPMENT, FIRE EXTINGUISHER CABINET, RECESSED

11.04 LIFE SAFETY EQUIPMENT, FIRE EXTINGUISHER CABINET, SURFACE-MOUNTED

11.05 LIFE SAFETY EQUIPMENT, AED CABINET, SEMI-RECESSED

22.21 AREA DRAIN, SPD

23.02 VENT-THROUGH WALL, SMD

23.08 ACCU, SMD, ATOP ROOF CURB

23.14 CONDITIONER UNIT, SMD

26.08 EMERGENCY GENERATOR, SED

32.06 4" WIDE PARKING STRIPE

32.07 PARKING STRIPING AT ACCESSIBLE ROUTE

32.09 BIKE RACK
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### KEYNOTE

05.03 SCREEN OR GUARDRAIL, CHAINLINK WITH WOVEN PRIVACY SLATS

11.03 LIFE SAFETY EQUIPMENT, FIRE EXTINGUISHER CABINET, RECESSED

11.05 LIFE SAFETY EQUIPMENT, AED CABINET, SEMI-RECESSED

22.20 ROOF DRAIN, SPD

32.08 PRE-MANUFACTURED PLANTER BOX

32.13 ELEVATED PEDESTAL PAVER DECK
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IXORA CHINENSIS / RED IXORA

PAEONIA 'PINK HAWAIIAN CORAL' / PINK
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REVISION 4 - PLANT MATERIAL

UPDATE

4
06/30/2020

LANDSCAPE SITE PLAN

L-100

Three (3) Fiddlewood (Citharexylum spinosum) -

25 gal., 8' clear straight trunk, 6' min spread.

Refer to Civil Engineer's drawing for street tree

well details.  Refer to Sheet L100A Street Tree

Plan for Tree specifications and notes.

Existing tree to be removed, including

stump/rootball.  Fill void with import soil to

be level with adjacent finish grade.

Existing Pink Tecoma tree to be removed,

including stump to a depth of 12" min.,

backfill stump hole with amended planting

soil

PLANT MATERIAL LEGEND

THUNBERGIA MYSORENSIS

GROUNDCOVERS

EA.

SHRUBS AND VINES

16

QTY.

TREES AND PALMS

BOTANIC NAME

UNIT OF

MEASURE

MIN. 3' LONG STEMS, ATTACH TO CABLE SYSTEM

3 GAL.MYSORE TRUMPETVINE

COMMON NAME REMARKSSIZE

BASALTIC GRAVEL
S.F.

170 3/8 -

INERT GROUNDCOVERS AND MATERIALS

QTY. DESCRIPTION OF MATERIAL SIZE REMARKSU.O.M.

PAEONIA 'PINK HAWAII CORAL'

S.F.
60

PINK HAWAIIAN  CORAL PEONY

6" POT

PNEUMATOPTERIS HUDSONIANA
S.F.

390 6" POT
PLANT AT 24" O.C.

LAUKAHI

PLANT AT 18" O.C.

BENDA BOARD HEADER
L.F.

86

BAMBUSA TEXTILIS5 EA. 7 GAL.WEAVER'S BAMBOO MULTI-STALK, MIN. 5' OVERALL HT.

EA.
IXORA CHINENSIS5 3 GAL.RED IXORA

30" TALL, 24" SPREAD, MULTI-BRANCH

PODOCARPUS MACROPHYLLUSEA.1 YEW PINE 15 GAL.

MICHALIA CHAMPACAEA.5 PAK LAN 25 GAL.

MULTI-TRUNK, MIN. 6' OVERALL HT.

MIN. 1-1/2" CAL., 8' OVERALL HT, 6' SPRD.

MICROLEPIA STRIGOSA
S.F.

680 6" POT

PLANT AT 18" O.C.

PALAPALAI

1"X6"

FOR  GENERAL PLANTING NOTES,  REFER TO SHEET L-101

Site Utilities in R.O.W. shown for

reference informing street tree

placement.

4

4

4

4

4

4

4

4

4

4

4

4

4

4

QLau
Text Box
(See sheet A-111 for floor plan)
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STREET TREE PLAN

L-100A

PLANT MATERIAL LEGEND

BOTANIC NAME

UNIT OF

MEASURE

COMMON NAME REMARKSSIZE

QTY.

STREET TREES

MICHELIA CHAMPACAEA.

2" CAL. MIN. MULTI-BRANCH, 8' CLR TRUNK HT.,

25 GAL.
PAK  LAN3

APPROVED BY:

(For Street Trees Only, Sheet L100A)

Chief, Urban Design Branch, DPP

VICINITY MAP

PROJECT SITE LOCATION MAP

DEPARTMENT OF PLANNING AND PERMITTING

Urban Design Branch

STREET TREE NOTES

1. New trees shall be pre-approved at the nursery by the Landscape Design Consultant and concurred by the Department of Parks and

Recreation (DPR), Division of Urban Forestry (DUF) two (2) weeks prior to their delivery to the project site.  Please contact the

Nursery and Landscape Section of DUF at 971-7151, to schedule an inspection.  Trees that do not have a well established root

system or that are damaged will be rejected.

2. Upon installation of the street trees, the installer/contractor shall contact DPR, DUF at 971-7151 to schedule an inspection of the

tree(s) installation.  Notification must be given at least seven (7) days prior to pre-maintenance and final inspections.  A notice of

acceptance will be issued by the DPR when they have determined the trees have been properly installed and maintained.

3. The street tree maintenance period shall be for ninety (90) calendar days or until project maintenance has been assumed by abutting

property owner.

4. The standard City and County of Honolulu, Department of Parks and Recreation Specifications for street tree planting and landscaping

shall be made part of the construction documents.

5. Street tree plans that have been revised or projects that haven't started construction within two (2) years of the date of the Department

of Planning and Permitting's (DPP) approval will be subject to re-approval.  When substitutions of tree types are requested by the

developer or contractor due to unavailability, the plans shall be revised (after notification of tree selection) and (the plans) submitted

for re-approval.

6. Prior to acceptance of the tree installation, the street tree installer is required to submit reproducible As-Built plans to the Department

of Parks and Recreation, Division of Urban Forestry.

7. Approval is for street tree planning within the road right-of-way only.  It is not an approval of the planting and irrigation plan outside of

the road right-of-way.

8. The City shall be responsible to trim the tree(s).  The Community Association, homeowner or lot owner is responsible to maintain the

tre(s) and any irrigation system and to pay for water and electricity as required for maintenance of the street trees and planting strips

within the road rights-of-way abutting their properties.

9. The contractor shall be responsible for obtaining a permit to Excavate Public Right-of-Way (Trenching Permit), prior to commencing

work.

10. The street lighting system shall be kept operational during construction.  Any relocation required shall be approved by the

Mechanical/Electrical Design and Engineering Division, Department of Design and Construction, and paid for by the contractor

11. The contractor shall be responsible for any damages to the City's existing street lighting facilities, traffic signal facilities (including the

traffic signal interconnect system, communications fiber optic cable system and traffic signal fiber optic cable system.  Any and all

damages to these facilities shall be repaired by the contractor at his cost in accordance with the requirements of the City and County

of Honolulu.

12. Contact the Nursery and Landscape Section, Division of Urban Forestry (DUF), Department of Parks and Recreation, at 971-7151, to

schedule a pre-construction meeting (a minimum 7-day notification prior to the anticipated inspection date is required) to be attended

by the Consultant Engineer, General Contractor, and the Landscape Contractor.  Discussion shall include,  but not be limited to,  the

construction timeline, tree protection mitigation methods, if applicable, tree protection zone fencing alignment to protect the existing

tree plantings, tree branch pruning for vehicle clearance, root pruning work, tree and grass watering, identifying parking areas for

workers (parking is not permitted under tree and grassed planting strips), staging and stockpiling areas, determining vehicular,

material, and equipment ingress/egress access routes,  and turning radiuses to the construction site, prevent damage to tree trunk,

surface roots, and to protect the grounds and grass areas from compaction/erosion, and irrigation restoration work.

13. The GC shall contact the Hawaii One Call Center - Utility Notification Center (HOCC), at 1-800-7287 (or 811), for information and

locations of underground service lines prior to the start of digging and excavation work, and field verify their location and depth within

the proposed planting areas prior to the street tree planting.  Adjustments to the installation location of the tree or modifications to the

service lines will be determined after evaluation of the existing conditions.  DUF shall be made aware of the situation and concur with

the tree's new location prior to planting.

14. No materials, equipment, dumping of construction waste products and hazardous debris, or vehicles shall be stockpiled, stored,

parked,  or permitted to operate within the drip line of trees and grassed planting strips.  Driving vehicles and equipment over the tree

surface roots, which may cause soil compaction, erosion, and damage to the tree trunks, roots and grassed areas, is not permitted.

15. Vehicle parking for workers is not permitted on the planting strips and roadway shoulders, unless otherwise approved by DUF.

16. DUF will reject trees and palms that have an underdeveloped root system, are root-bound,  or damaged due to the removal,

transport, or installation work by the General Contractor or subcontractors.

17. Re-grass the exposed soil areas within the planting strip.

18. For tree well planting, ensure that tree trunks are centered in the tree well.  Trunks and root flares that rub against the tree well grates

will be rejected by DUF.

19. All depressions and low spots caused by the contractor's operations shall be filled to proper grade and such areas shall be re-grassed,

as required.

Project Location
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TREE PLANTING DETAIL (IN R.O.W.)

Project Location

Island of Oahu

plot

Existing Pink Tecoma tree to be removed,

including stump to a depth of 12" min.,

backfill stump hole with amended planting

soil
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### KEYNOTE

04.01 UNIT MASONRY, STANDARD CONCRETE UNITS INTEGRAL
COLOR

04.02 UNIT MASONRY, RUNNING BOND INTEGRAL COLOR,
STANDARD FACE

04.03 UNIT MASONRY, STACK BOND INTEGRAL COLOR,
STANDARD FACE

05.03 SCREEN OR GUARDRAIL, CHAINLINK WITH WOVEN
PRIVACY SLATS

05.05 LADDER, STEEL LADDER WITH WALK THRU

05.06 AUTO-GATE, HOT-DIPPED GALVANIZED DECORATIVE
METAL GATE WITH KYNAR FINISH, SWING

05.07 GATE, HOT-DIPPED GALVANIZED DECORATIVE METAL
GATE WITH KYNAR FINISH, SWING AND SLIDING

05.08 DECORATIVE METAL FENCE, VERTICAL ALUMINUM
PICKETS

05.09 AWNING, 3/4" ANODIZED ALUMINUM PLATES

05.11 STEEL TUBE POST, PAINTED

07.03 FLASHING-ALUMINUM

07.10 DOWNSPOUT

07.12 SCUPPER, THRU WALL

07.16 GUTTER

07.21 VERTICAL EXPANSION JOINT

08.02 ALUMINUM STOREFRONT

08.05 ALUMINUM WINDOW

09.10 PAINTED CONCRETE

10.29 SIGNAGE, CEILING MOUNTED, SEE SIGNAGE SHEETS

10.31 SIGNAGE, METAL PIN LETTERING, SEE SIGNAGE SHEETS

11.02 PTAC WINDOW UNIT, SEE EQUIPMENT SCHEDULE

11.04 LIFE SAFETY EQUIPMENT, FIRE EXTINGUISHER CABINET,
SURFACE-MOUNTED

23.09 ROOF HOOD, SMD

26.02 WALL MOUNTED LIGHTING FIXTURE, SEE LIGHTING
SCHEDULE

1

1

1

1 REVISION 1 - PERMIT RESPONSE 01/16/2020

2 REVISION 2 - PERMIT RESPONSE 03/20/2020

3 REVISION 3 - FINAL
CONSTRUCTION DOCUMENTS

04/30/2020
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### KEYNOTE

03.01 CAST IN PLACE CONCRETE STRUCTURE, FRAMEWORK

04.01 UNIT MASONRY, STANDARD CONCRETE UNITS INTEGRAL
COLOR

05.05 LADDER, STEEL LADDER WITH WALK THRU

05.10 FENCE, HOT-DIPPED GALVANIZED DECORATIVE METAL
WITH KYNAR FINISH

07.03 FLASHING-ALUMINUM

07.04 JOINT-DRAINAGE JOINT AT FLOOR LINE

07.08 EXTERIOR INSULATION & FINISH SYSTEM, FACILITATE
DRAINAGE

07.12 SCUPPER, THRU WALL

07.21 VERTICAL EXPANSION JOINT

08.05 ALUMINUM WINDOW

09.10 PAINTED CONCRETE

26.02 WALL MOUNTED LIGHTING FIXTURE, SEE LIGHTING
SCHEDULE

32.04 BACKFLOW PREVENTER, SCD

1
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1/8" = 1'-0"1
BUILDING SECTION - LOBBY
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### KEYNOTE

03.10 CONCRETE RAISED PAD

04.01 UNIT MASONRY, STANDARD CONCRETE UNITS INTEGRAL COLOR

05.03 SCREEN OR GUARDRAIL, CHAINLINK WITH WOVEN PRIVACY SLATS

05.05 LADDER, STEEL LADDER WITH WALK THRU

05.13 GALVINIZED STEEL, DAVIT PEDESTAL

07.06 FALL ARREST ANCHOR-WALL

07.11 DOWNSPOUT AND SPLASHBLOCK

07.12 SCUPPER, THRU WALL

07.16 GUTTER

08.02 ALUMINUM STOREFRONT

08.03 DOOR, OVERHEAD COILING

08.06 ALUMINUM GLASS DOOR WITH JALOUSIE LOUVER SIDELIGHTS

09.08 ACOUSTIC CEILING

09.10 PAINTED CONCRETE

09.11 GYPSUM SUSPENDED CEILING

10.04.1 BIKE PARKING RACK, HIGH DENSITY OFFSET, FLOOR MOUNTED, TYP.

10.27 PARKING GARAGE MIRROR

10.29 SIGNAGE, CEILING MOUNTED, SEE SIGNAGE SHEETS

11.04 LIFE SAFETY EQUIPMENT, FIRE EXTINGUISHER CABINET,
SURFACE-MOUNTED

11.05 LIFE SAFETY EQUIPMENT, AED CABINET, SEMI-RECESSED

22.24 DUAL HEIGHT DRINKIG FOUNTAIN, BOTTLE FILLER

23.02 VENT-THROUGH WALL, SMD

23.09 ROOF HOOD, SMD

26.01 SUSPENDED LIGHTING FIXTURE, SEE LIGHTING SCHEDULE

26.03 CEILING MOUNTED LIGHTING FIXTURE, SEE LIGHTING SCHEDULE

26.10 EXIT SIGN, SED

KEYNOTE LEGEND2
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LEGEND

1. ALL DIMENSIONS AND NOTES ARE TYPICAL UNLESS OTHERWISE NOTED.

2.  SEE WALL SECTIONS FOR VERTICAL DIMENSIONS NOT SHOWN.

3. SEE FLOOR PLANS FOR DOOR TAGS, SEE DOOR SCHEDULES FOR DOOR AND FRAME 
FINISHES
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EAST ELEVATION

### KEYNOTE

04.01 UNIT MASONRY, STANDARD CONCRETE UNITS INTEGRAL
COLOR

05.05 LADDER, STEEL LADDER WITH WALK THRU

07.01 EIFS-PATTERN TYPE F-A, TYP

07.02 EIFS-PATTERN TYPE F-B, TYP

07.03 FLASHING-ALUMINUM

07.04 JOINT-DRAINAGE JOINT AT FLOOR LINE

07.07 EXTERIOR INSULATION & FINISH SYSTEM OVER
CONCRETE WALL

07.08 EXTERIOR INSULATION & FINISH SYSTEM, FACILITATE
DRAINAGE

07.12 SCUPPER, THRU WALL

07.21 VERTICAL EXPANSION JOINT

08.05 ALUMINUM WINDOW

09.10 PAINTED CONCRETE

23.02 VENT-THROUGH WALL, SMD

23.03 LOUVER-STORM RESISTANT, SMD

23.05 BATHROOM EXHAUST FAN, SMD

23.09 ROOF HOOD, SMD

1
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### KEYNOTE

04.02 UNIT MASONRY, RUNNING BOND INTEGRAL COLOR,
STANDARD FACE

04.03 UNIT MASONRY, STACK BOND INTEGRAL COLOR,
STANDARD FACE

05.03 SCREEN OR GUARDRAIL, CHAINLINK WITH WOVEN
PRIVACY SLATS

05.04 LANDSCAPE, VERTICAL VINE BRACKET CABLE

05.05 LADDER, STEEL LADDER WITH WALK THRU

05.06 AUTO-GATE, HOT-DIPPED GALVANIZED DECORATIVE
METAL GATE WITH KYNAR FINISH, SWING

05.07 GATE, HOT-DIPPED GALVANIZED DECORATIVE METAL
GATE WITH KYNAR FINISH, SWING AND SLIDING

05.09 AWNING, 3/4" ANODIZED ALUMINUM PLATES

07.03 FLASHING-ALUMINUM

07.08 EXTERIOR INSULATION & FINISH SYSTEM, FACILITATE
DRAINAGE

07.16 GUTTER

07.21 VERTICAL EXPANSION JOINT

08.05 ALUMINUM WINDOW

09.10 PAINTED CONCRETE

10.27 PARKING GARAGE MIRROR

22.23 DIESEL FUEL PUMP, PAD MOUNTED

23.09 ROOF HOOD, SMD

23.11 EXHAUST FAN LOUVER, SMD

26.02 WALL MOUNTED LIGHTING FIXTURE, SEE LIGHTING
SCHEDULE
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1/8" = 1'-0"1
WEST ELEVATION - MPR

1/8" = 1'-0"2
SOUTH ELEVATION - MPR

1/8" = 1'-0"3
WEST ELEVATION - COURTYARD

### KEYNOTE

04.02 UNIT MASONRY, RUNNING BOND INTEGRAL COLOR, STANDARD FACE

04.03 UNIT MASONRY, STACK BOND INTEGRAL COLOR, STANDARD FACE

05.03 SCREEN OR GUARDRAIL, CHAINLINK WITH WOVEN PRIVACY SLATS

05.06 AUTO-GATE, HOT-DIPPED GALVANIZED DECORATIVE METAL GATE WITH KYNAR
FINISH, SWING

05.07 GATE, HOT-DIPPED GALVANIZED DECORATIVE METAL GATE WITH KYNAR FINISH,
SWING AND SLIDING

05.09 AWNING, 3/4" ANODIZED ALUMINUM PLATES

05.10 FENCE, HOT-DIPPED GALVANIZED DECORATIVE METAL WITH KYNAR FINISH

05.12 STEEL PLATE SURROUND AT OPENING, PAINTED

08.02 ALUMINUM STOREFRONT

08.05 ALUMINUM WINDOW

09.04 SKIM COAT FINISH, SEE EXTERIOR FINISH SCHEDULE

09.10 PAINTED CONCRETE

10.30 SIGNAGE, WALL MOUNTED, SEE SIGNAGE SHEETS

26.02 WALL MOUNTED LIGHTING FIXTURE, SEE LIGHTING SCHEDULE

28.04 SECURITY CAMERA

32.01 FILTERRA WATER FILTRATION UNIT, SCD

1/8" = 1'-0"4
SOUTH ELEVATION - MPR - DESIGN ALTERNATIVE

1

2

2

2

2
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1/8" = 1'-0"1
BUILDING SECTION - RAMP

1/8" = 1'-0"2
BUILDING SECTION - MULTI-PURPOSE ROOM SEE SHEET A-302 FOR ADDITIONAL INFORMATION

2

1/8" = 1'-0"3
BUILDING SECTION - GARAGE ENTRY

### KEYNOTE

04.01 UNIT MASONRY, STANDARD CONCRETE UNITS INTEGRAL COLOR

05.03 SCREEN OR GUARDRAIL, CHAINLINK WITH WOVEN PRIVACY SLATS

05.04 LANDSCAPE, VERTICAL VINE BRACKET CABLE

05.05 LADDER, STEEL LADDER WITH WALK THRU

05.14 GALVANIZED STEEL STAIR, LANDING, AND RAILING, PAINTED

05.15 STEEL BEAM WITH SPRAY APPLIED FIREPROOFING

07.17 ADJUSTABLE PEDESTALS, CONCRETE PAVERS

09.08 ACOUSTIC CEILING

09.10 PAINTED CONCRETE

10.06 MAILBOX SUITES, MAIL SLOTS & PARCEL LOCKERS

10.27 PARKING GARAGE MIRROR

10.29 SIGNAGE, CEILING MOUNTED, SEE SIGNAGE SHEETS

11.03 LIFE SAFETY EQUIPMENT, FIRE EXTINGUISHER CABINET, RECESSED

11.06 PARKING CONTROL EQUIPMENT, AUTOMATIC BARRIER GATES

22.20 ROOF DRAIN, SPD

23.03 LOUVER-STORM RESISTANT, SMD

23.06 DOAS, SMD, ATOP ROOF CURB

23.13 EXHAUST FAN, SMD

26.01 SUSPENDED LIGHTING FIXTURE, SEE LIGHTING SCHEDULE

26.02 WALL MOUNTED LIGHTING FIXTURE, SEE LIGHTING SCHEDULE

26.03 CEILING MOUNTED LIGHTING FIXTURE, SEE LIGHTING SCHEDULE

26.08 EMERGENCY GENERATOR, SED

26.09 ELECTRICAL EQUIPMENT, SED

26.10 EXIT SIGN, SED

26.11 ELECTRICAL EQUIPMENT MOUNTED TO UNISTRUT RACK, SED

32.08 PRE-MANUFACTURED PLANTER BOX

32.09 BIKE RACK

KEYNOTE LEGEND2
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BUILDING SECTION CROSS STAIR 2 @ TOWER

### KEYNOTE

05.05 LADDER, STEEL LADDER WITH WALK THRU

05.13 GALVINIZED STEEL, DAVIT PEDESTAL

07.06 FALL ARREST ANCHOR-WALL

07.12 SCUPPER, THRU WALL

09.08 ACOUSTIC CEILING

09.11 GYPSUM SUSPENDED CEILING

10.04.1 BIKE PARKING RACK, HIGH DENSITY OFFSET, FLOOR MOUNTED, TYP.

11.04 LIFE SAFETY EQUIPMENT, FIRE EXTINGUISHER CABINET,
SURFACE-MOUNTED

23.03 LOUVER-STORM RESISTANT, SMD

23.07 SPF FAN, SMD, ATOP ROOF CURB

23.09 ROOF HOOD, SMD

26.01 SUSPENDED LIGHTING FIXTURE, SEE LIGHTING SCHEDULE

26.03 CEILING MOUNTED LIGHTING FIXTURE, SEE LIGHTING SCHEDULE

26.10 EXIT SIGN, SED

KEYNOTE LEGEND
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### KEYNOTE

26.02 WALL MOUNTED LIGHTING FIXTURE, SEE LIGHTING SCHEDULE

26.03 CEILING MOUNTED LIGHTING FIXTURE, SEE LIGHTING SCHEDULE

26.09 ELECTRICAL EQUIPMENT, SED

### KEYNOTE

10.27 PARKING GARAGE MIRROR

11.04 LIFE SAFETY EQUIPMENT, FIRE EXTINGUISHER CABINET,
SURFACE-MOUNTED

22.24 DUAL HEIGHT DRINKIG FOUNTAIN, BOTTLE FILLER

23.03 LOUVER-STORM RESISTANT, SMD

23.09 ROOF HOOD, SMD

26.01 SUSPENDED LIGHTING FIXTURE, SEE LIGHTING SCHEDULE

### KEYNOTE

07.06 FALL ARREST ANCHOR-WALL

07.11 DOWNSPOUT AND SPLASHBLOCK

07.16 GUTTER

08.02 ALUMINUM STOREFRONT

08.03 DOOR, OVERHEAD COILING

10.04.1 BIKE PARKING RACK, HIGH DENSITY OFFSET, FLOOR MOUNTED,
TYP.

### KEYNOTE

04.03 UNIT MASONRY, STACK BOND INTEGRAL COLOR, STANDARD FACE

05.03 SCREEN OR GUARDRAIL, CHAINLINK WITH WOVEN PRIVACY SLATS

05.05 LADDER, STEEL LADDER WITH WALK THRU

05.07 GATE, HOT-DIPPED GALVANIZED DECORATIVE METAL GATE WITH
KYNAR FINISH, SWING AND SLIDING

05.10 FENCE, HOT-DIPPED GALVANIZED DECORATIVE METAL WITH KYNAR
FINISH

05.13 GALVINIZED STEEL, DAVIT PEDESTAL

KEYNOTE LEGEND
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SHEET NOTES
1. DIMENSIONS INDICATE FACE OF FINISH UNLESS OTHERWISE NOTED.
2. SEE A-400 FOR REQUIRED ACCESSIBLE CLEARANCES AT TYPICAL PLUMBING 

FIXTURES AND ADDITIONAL DIMENSIONS FOR INSTALLATION OF FIXTURES, GRAB 
BARS AND TOILET ACCESSORIES.

3. SEE  A-405 AND A-406 FOR ADDITIONAL DIMENSIONS AT ACCESSIBLE UNITS.
4. SEE A-407 AND A-408 FOR ADDITIONAL DIMENSIONS AND NOTES AT UNIT KITCHENS.
5. SEE A-409 AND A-410 FOR ADDITIONAL DIMENSIONS AND NOTES AT UNIT BATHROOMS.
6. CONTRACTOR TO INSTALL BLOCKING FOR ALL WALL-MOUNTED FIXTURES/DEVICES AS 

REQUIRED.
7. CONTRACTOR TO PROVIDE AND INSTALL 16 GA. FLAT STRAP BACKING FOR GRAB BAR 

INSTALLATION AT ALL DWELLING UNITS. SEE INTERIOR ELEVATIONS AND 
SPECIFICATIONS.

KEY NOTES

LEGEND

CMU WALL

PROPERTY LINE

FRAMED WALL

LINE ABOVE

HIDDEN LINE

NON-RATED PARTITION

2 HR RATED PARTITION

CIP CONCRETE WALL / 
COLUMN, SSD

1 HR RATED PARTITION

A3A PARTITION TAG

+1'-0"
SPOT ELEVATION

ROOF DRAIN

3 HR RATED PARTITION

FLOOR DRAIN

REQUIRED ADA 
CLEARANCES, SEE SHEET 
A-701 FOR TYP. 
MANEUVERING DIMENSIONS 
AT DOORS

BACKING FOR GRAB BAR 
INSTALLATION
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3/8" = 1'-0"1
UNIT 1A ENLARGED PLAN

3/8" = 1'-0"2
UNIT 1A ENLARGED REFLECTED CEILING PLAN

UNIT 1A

3/8" = 1'-0"3
UNIT 1B ENLARGED PLAN

3/8" = 1'-0"4
UNIT 1B ENLARGED REFLECTED CEILING PLAN

UNIT 1B

### KEYNOTE

06.01 INTERIOR ARCHITECTURAL WOODWORK, CLOSET & UTILITY SHELVING

08.04 ACCESS PANEL.  COORDINATE LOCATION WITH PLUMBING DRAWINGS

09.05 GYPSUM BOARD SOFFIT

11.02 PTAC WINDOW UNIT, SEE EQUIPMENT SCHEDULE

23.04 TRANSFER FAN, SMD

23.05 BATHROOM EXHAUST FAN, SMD

23.10 TRANSFER FAN, SMD

23.11 EXHAUST FAN LOUVER, SMD

NATURAL LIGHT AND VENTILATION ONE BED UNIT BEDROOM (ROH 
CH 27-4.4):

NATURAL LIGHT:
REQUIRED: 1/10TH OF FLOOR AREA OR 10 SF MINIMUM

124 SF / 10 = 12.4 SF
PROVIDED: 26 SF

VENTILATION:
REQUIRED: 1/2 OF REQUIRED WINDOW AREA

12.4 SF REQUIRED WINDOW AREA / 2 = 6.2 SF
PROVIDED: 6.2 SF

1

1
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4. SEE A-407 AND A-408 FOR ADDITIONAL DIMENSIONS AND NOTES AT UNIT KITCHENS.
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3/8" = 1'-0"3
UNIT 1D ENLARGED PLAN

3/8" = 1'-0"4
UNIT 1D ENLARGED REFLECTED CEILING PLAN

3/8" = 1'-0"1
UNIT 1C ENLARGED PLAN

3/8" = 1'-0"2
UNIT 1C ENLARGED REFLECTED CEILING PLAN

UNIT 1C

UNIT 1D

### KEYNOTE

06.01 INTERIOR ARCHITECTURAL WOODWORK, CLOSET & UTILITY SHELVING

08.04 ACCESS PANEL.  COORDINATE LOCATION WITH PLUMBING DRAWINGS

09.05 GYPSUM BOARD SOFFIT

11.02 PTAC WINDOW UNIT, SEE EQUIPMENT SCHEDULE

23.04 TRANSFER FAN, SMD

23.05 BATHROOM EXHAUST FAN, SMD

23.11 EXHAUST FAN LOUVER, SMD
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DEPARTMENT OF ENVIRONMENTAL SERVICES 
CITY AND COUNTY OF HONOLULU 

1000 ULUOHIA STREET, SUITE 308, KAPOLEI, HAWAII 96707 
TELEPHONE: {808) 768-3486 • FAX: {808) 768-3487 • WEBSITE: http://envhonolulu.org 

KIRK CALDWELL 
MAYOR 

LORI M.K. KAHIKINA, P.E. 
DIRECTOR 

April 23, 2020 

TIMOTHY A. HOUGHTON 
DEPUTY DIRECTOR 

ROSS S. TANIMOTO, P.E. 
DEPUTY DIRECTOR 

IN REPLY REFER TO: 
WAS 20-127 

MEMORANDUM 

TO: Kathy K. Sokugawa, Acting Director 
Department of Planning and Permitting 

FROM: 

SUBJECT: Chapter 201 H, Hawaii Revised Statutes (HRS) 
Application for Affordable Housing Project (AHO) Exemptions 
Halawa View Apartments 
99-9 Kalaloa Street - Halawa 
Tax Map Key 9-9-003: 026 

The Department of Environmental Services (ENV) submits the following comments in 
response to your March 20, 2020, letter of the same subject. 

ENV. 
As identified in your March 20, 2020, letter, the following standards are administered by 

6. ROH Section 14-3.2, Installation charges. 

ENV Comment: ENV does not support an exemption or waiver of sewer lateral 
installation charges. Any cost associated with the installation of a sewer lateral at a 
property wishing to connect to the City's sewer system must be borne by the developer 
or owner, as appropriate. 

8. ROH Section 14-10.3, Residential wastewater system facility charges. 

ENV Comment: In accordance with ROH Section 14-10.2, a wastewater system facility 
charge shall be paid by each new applicant for service as a precondition to the issuance 
of a building permit by the city, where the new applicant is subject to liability under 
Section 14-10.1 (a); provided that the director of the department of planning and 
permitting may defer payment of the facility charge for low-income housing projects and 



Lori M.K. Kahikina, P.E., Director 
April 23, 2020 
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city or city-sponsored, or state or state-sponsored housing projects, but in all instances 
no connection to the city's sewer system shall be allowed until the facility charge is paid. 
The required payment shall be based on the number and type of dwelling units to be 
constructed in accordance with Section 14-10.3. 

We have no further comments at this time. 

Should you have any questions, please contact Michael O'Keefe, Executive Assistant II, 
at 768-3475. 



Keith Kurahashi 

From: 
Sent: 

Liu, Rauen < rouen.liu@hawaiianelectric.com > 
Monday, April 27, 2020 4:36 PM 

To: Keith Kurahashi 
Cc: Lum, Mike; Kuwaye, Kristen 
Subject: NEPA EA Halewai'olu Senior Residences 

I CAUTION: External Email 

Dear Keith Kurahashi, 

Thank you for the opportunity to comment on the subject project. Hawaiian Electric Company has no 
objection to the project. Should Hawaiian Electric have existing easements and facilities on the 
subject properties, we will need continued access and proper clearances for maintenance of our 
facilities. We appreciate your efforts to keep us apprised of the subject project in the planning 
process. As the proposed Halewai'olu Senior Residences project comes to fruition, please continue to 
keep us informed. 

Should there be any questions, please contact me at 543-7245. 

Thank you, 

Rouen Liu 
Permit Engineer 
Hawaiian Electric Company, Inc. 

CONFIDENTIALITY NOTICE: This e-mail message, including any attachments, is for the sole use of the intended 
recipient(s) and may contain confidential and/or privileged information. Any unauthorized review, use, copying, 
disclosure or distribution is prohibited. If you are not the intended recipient, please contact the sender immediately by 
reply e-mail and destroy the original message and all copies . 

This email originated from outside of the organization . Do not click links or open attachments unless you recognize the sender and 
know the content is safe. 

1 



DAVIDY. IGE 
GOVERNOR 

Mr. Keith Kurahashi 
Principal Planner 
R.M. Towill Corporation 

STATE OF HAWAII 
DEPARTMENT OF TRANSPORTATION 

869 PUNCHBOWL .STREET 
HONOLULU , HAWAII 96813-5097 

April 29, 2020 

2024 North King Street, Suite 200 
Honolulu, Hawaii 96819 

Dear Mr. Kurahashi: 

JADE T. BUTAY 
DIRECTOR 

Deputy Directors 

LYNN A.S. ARAKI-REGAN 
DEREK J. CHOW 

ROSS M. HIGASHI 
EDWIN H. SNIFFEN 

IN REPLY REFER TO: 

DIR0344 
STP 8.2896 

Subject: National Environmental Protection Act (NEPA) Environmental Assessment (EA) 
Halewaiolu Senior Residences 
Honolulu, Oahu, Hawaii · 
Tax Map Key: (1) 1-7-006:012 

The Hawaii Department of Transportation (HDOT) understands the applicant Halewaiolu Senior 
Development, LLC, pursuant to a Development Agreement (Resolution No. 16-70) with the City 
and County of Honolulu (CCH), is proposing to construct a new affordable rental housing 
facility for seniors aged 62 and over. The new 17-story facility will include 156 residential units 
with parking, retail space, and other community supporting uses. 

Vehicular access to the site is via River Street which connects to North Vineyard Boulevard 
(State Route 98) to the north. 

HDOT has the following comments: 

Airports Division (HDOT-A) 

1. The Halewaiolu Senior Residences is located approximately 1. 81 miles from the Daniel 
.K. Inouye International Airport (HNL). All projects within 5 miles from Hawaii State 
airports are advised to read the Technical Assistance Memorandum (TAM) for guidance 
with development and activities that may require further review and permits. The TAM 
can be viewed at this link: http://files.hawaii.gov/dbedt/op/docs/TAM-FAA-DOT
Airports _ 08-01-2016.pdf. 

2. The Halewaiolu Senior Residences is approximately 17,731 feet from the end of Runway 
261 at HNL. Federal Aviation Administration (FAA) regulation requires the submittal of 
FAA Form 7 460-1 Notice of Proposed Construction or alteration pursuant to the Code of 
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STP 8.2896 

Federal Regulations, Title 14, Part 77.9, if the construction or alteration is within 20,000 
feet of a public use or military airport which exceeds a 100: 1 surface from any point on 
the runway of each airport with its longest runway more than 3,200 feet. Construction 
equipment and staging area heights, including heights of temporary construction cranes, 
shall be included in the submittal. The form and criteria for submittal can be found at the 
following website: https://oeaaa.faa.gov/oeaaa/extemal/portal.jsp. 

3. The project site is located within the 60 DNL (Day-Night Average Sound Level) noise 
contours on the HNL Noise Exposure Map. The developer and future residents shall be 
aware of the proximity of the airport and potential single event noise from aircraft 
operations. In addition, there is potential for fumes, smoke, vibrations, odors, etc., that 
may result from flights over the project site and proposed senior residences. 

4. The Airport Zoning Act, Hawaii Revised Statutes, Chapter 262, requires HDOT-A to 
prevent hazards and non-conforming uses that conflict with the FAA Hazardous Wildlife 
Attractants requirements. HDOT-A requires that the proposed housing development 
construction and use does not create a wildlife attractant. Please review the FAA 
Advismy Circular 150/5200-33B, Hazardous Wildlife Attractants on or near Airports for 
guidance. 

Highways Division (HDOT-HWY) 

1. We appreciate the inclusion of a multimodal transportation in the analysis. The FMAR 
did not identify adverse impacts to multimodal transportation on State roadways. The EA 
identifies a potential secondary effect on multimodal routes and bus stop capacity due to 
the proposed increase in residential population. Most destinations for the resident 
population are likely to be south of the site and North Vineyard Boulevard. The HDOT 
recently constructed a signalized crosswalk across North Vineyard Boulevard between 
River Street and Foster Botanical Garden. No adverse impact to multimodal 
transportation on State roadways is anticipated. 

2. No significant direct or indirect adverse impact to State highways level of service or 
safety is anticipated at project full build-out. Although there would be a projected 310 
trips generated by the project, there would be only five vehicles exiting the site to North 
Vineyard Boulevard in the a.m. peak traffic hour and 11 vehicles during the p.m. peak 
traffic hour. During the p.m. peak traffic hour, intermittent delays (less than 10 seconds 
per vehicle) are reported for the traffic turning right from River Street onto North 
Vineyard Boulevard. The number of additional trips would have a minimal effect on the 
delay. Additional reductions in parking requirements are being discussed that would 
further reduce the trips generated. No mitigation is warranted or proposed for traffic 
conditions or safety on State roadways. 

3. The State right-of-way would not be affected by project utility installations or storm water 
flow. 

4. As identified in the EA, construction-phase traffic may have an adverse impact on vehicle 
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traffic in the vicinity. In addition to the construction of three rail stations, Mayor Wright 
Homes redevelopment is proposed in the vicinity. The developer will prepare a 
Construction Management Plan (CMP) addressing construction related traffic and 
proposed safety measures. The CMP will be submitted for review and approval by CCH 
prior to issuing demolition and construction permits. Consult with HDOT during 
preparation of the CMP. 

5. Obtain a permit from the HDOT to transport oversized equipment/overweight loads 
within State highway facilities. 

If there are any questions, please contact Mr. Blayne Nikaido of the HDOT Statewide 
Transportation Planning Office at (808) 831-7979 or via email at blayne.h.nikaido@hawaii.gov. 

JADE T. BUTAY 
Director of Transportation 
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1. MANAGEMENT PLAN 
 
This Management Plan sets forth an outline of procedures and guidelines to follow  in the 
management  of  Halewai’olu Senior Residences   (the "Property" described in Attachment 
A). It is the intent of this plan and all parties involved to create a decent, safe and sanitary 
living environment for the residents of the Property. 

 
1.1 PARTIES & THEIR RESPECTIVE ROLES 

 
The Owner  recognizes  its overall  responsibility  for  the operation of  the property and  its 
financial viability. The Owner has  retained MICHAELS MANAGEMENT – AFFORDABLE, LLC 
(Agent) to make all day‐to‐day decisions affecting the operation of the property. 

 
The  Agent  shall  provide  marketing  and  management  services  for  the  property.  The 
responsibilities of the Agent shall include: 

 
a) Personnel  ‐  The  Agent  will  hire  all  personnel  necessary  to  effectively 

operate the property. 
 

b) Accounting  ‐  In a form acceptable to the Owner, the Agent will maintain 
books of accounts and records accurately reflecting the operation of the 
property.  Agent will  ensure  that  all  financial  records  are  in  accordance 
with prescribed governmental accounting standards. 

 
c) Marketing ‐ Subject to the approval of the Owner, the Agent shall develop 

and  implement  strategies  for  the  marketing  of  rental  units  at  the 
property. 

 
d) Leasing  ‐  The Agent  shall  accept  applications  at  an on‐site  location  and 

select and screen applications in accordance with applicable governmental 
standards and the approved Tenant Selection Plan (TSP).  

 
e) Rent Collection &  Lease  Enforcement  ‐ Agent  shall  exercise  diligence  in 

collecting rents and other income generated by the property and enforce 
the provisions of all lease/rental agreements. Agent shall institute any and 
all legal actions necessary for the collection of rents and other income and 
for the removal of tenants or other persons from the property. 

 
f) Maintenance, Repairs & Utilities ‐ The Agent shall maintain and repair the 

property and secure  the provision of utilities and  services  in accordance 
with this Plan. 

 
g) Social Services ‐ The Agent shall secure the provision of resident activities 

and  social  services  in  accordance  with  the  Management  Agreement 
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executed by and between the Owner and Agent. 

h) The  Agent  shall  perform  any  other  services  described  as  the 
responsibility(ies)  of  the  Agent  in  the  Management  Agreement,  this 
Management Plan and applicable governmental documents. 

 
2. MANAGEMENT OF THE PROPERTY 

 
2.1 MANAGEMENT PLAN GOALS 

 
a) To  provide  a  desirable, well‐maintained  and  affordable  place  to  live  in 

compliance  with  all  applicable  federal,  state  or  local  laws  prohibiting 
discrimination  in  housing  on  the  basis  of  age,  race,  religion,  sex,  color, 
familial  status,  handicap/disability,  national  origin,  marital  status, 
ancestry, gender identity or sexual orientation. 

 
b) To  house  program‐eligible  and  responsible  residents  while  maximizing 

occupancy and rent collection. 
 

c) To provide effective and timely services to the residents while responsibly 
maintaining the property. 

 
d) To maintain  effective working  relationships with  resident  association(s), 

federal, state and local governmental entities, lenders and investors. 
 
2.2 MANAGEMENT OPERATIONS 

 
The Agent will continually review the Management Plan and advise the Owner of 
changes deemed by the Agent to be necessary or desirable. 

 
a) The Owner delegates authority for management of the property on a day‐ 

to‐day basis to the Agent. As provided in the Management Agreement, the 
Owner has the authority to remove the Agent. The Agent will be charged 
with specific performances in accordance with this Plan and will, by means 
of  annual  budgets,  financial  statements, monthly  reports  and  personal 
conferences, advise the Owner on the operation of the property. 

 
b) The Agent has  entered  into  a Management Agreement with  the Owner 

and  will  be  paid  a  fee  for  its  services  as  provided  therein.  The 
Management Agreement outlines the general responsibilities of the Agent 
in part as follows: 

 
1) The Agent will prepare an annual operating budget  for  review 

by  the Owner and applicable governmental entities. The Agent 
will  set  job  standards  and  wage  rates  as  approved  by  the 



Page 5  

Owner,  investigate,  hire,  pay,  supervise  and  discharge  all 
property personnel necessary to properly operate and maintain 
the property. 

2) The Agent will staff the property in accordance with the highest 
standards  achievable  and  consistent  with  this  Plan  and 
Management Agreement and  in compliance with all governing 
documents. 

 
3) The  Agent will  provide  general maintenance  of  the  property. 

Maintenance  will  be  a  high  priority.  Maintenance  items  will 
include,  but  not  be  limited  to,  exterior  and  interior  cleaning, 
painting, decorating, plumbing, electrical, mechanical, carpeting 
and  other  normal maintenance  and  repair work  necessary  to 
maintain the property. 

 
The  Agent,  subject  to  the  availability  of  operating  funds  and 
approval  of  the  Owner  when  required,  shall  maintain  the 
property  in  good  order  and  repair  and,  with  reasonable 
promptness,  make  all  necessary  and  appropriate  repairs.  All 
maintenance requests from residents and all work orders will be 
recorded and will become part of the resident's file. 

 
4) The  Agent  will  collect  all  rents,  legal  charges,  maintenance 

charges and all other amounts due from the residents as well as 
any  and  all  amounts  due  from  concessionaires.  All  funds 
collected will  be  deposited  into  accounts  established  for  the 
property. 

 
5) At the direction of the Owner and/or appropriate governmental 

entity, the Agent will provide monthly reports on rental activity 
which  shall  include  income/expense  statements,  expense 
distribution,  check  registry,  security  deposit  escrow,  security 
deposit  disposition,  balance  sheet,  rent  roll  and  accounts 
payable listing(s). 

 
6) The Agent will at all  times attempt  to keep  the property  fully 

occupied  by  marketing  and  maintaining  a  waiting  list  of 
prospective residents. 

 
7) The  Agent  will  maintain  a  comprehensive  set  of  accounting 

records  satisfactory  to  the  Owner  and  any  appropriate 
governmental entity. 
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8) All monies received by the Agent on behalf of the Owner, with 
the  exception  of  security  deposits,  shall  be  deposited  in  a 
lockbox account established for the property. Security deposits 
may be placed in separate accounts in the name of each tenant 
or,  if  permitted  by  state  statute,  in  a  custodial  account.The 
Agent  will  collect,  deposit  and  disburse  security  deposits  in 
accordance with applicable state and  local  laws and  the  terms 
of  each  resident's  lease.  Security  deposits  will  be  deposited 
separate  from  all  other  accounts  and  funds,  with  a  bank  or 
other  financial  institution whose  deposits  are  insured  by  the 
United States. The accounts will be carried in the Agent's name 
and  designated  of  record  as  "Security  Deposit  Account".  The 
Agent will comply with all applicable federal, state or local laws 
regarding  security  deposits,  including  payment  of  interest 
thereon. 

 
9) Agent  will  investigate  and  make  a  full  written  report  of  all 

incidents  involving personal  injury or property damage relating 
to  the  operation  of  the  property  and will  cooperate with  the 
insurance  companies  to  facilitate any  claim handling  that may 
be required. 

 
c) All expenses  incurred by the Agent for off‐site supervisory staff and non‐ 

allowable expenses related to this staff will be paid from the Agent's fee. 
Expenses to be charged to the property and not borne by the Agent from its 
fee will include such items listed below: 

 
1) Site manager's  salary  and  related  compensation  to  include  all 

benefits & training. 
 

2) Cost of on‐site office and any apartment or apartments for on‐
site staff. 

 
3) Costs  for  other  on‐site  staff,  such  as maintenance  personnel, 

landscaping, custodial, leasing or office staff and social services 
staff and all related training. 

 
4) Cost attributable to other employees of the Agent who perform 

"front line" functions. 
 

5) Maintenance and repair costs, utilities, taxes,  insurance, fringe 
benefits  related  to  on‐site  employees  and  other  normal 
operating expenses. 
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6) Security personnel and/or contracted services where applicable. 

 
7) Cost of preparing annual audited financial statements and other 

reports  to  be  submitted  to  regulatory  agencies,  and  tax 
information for the Owner. 

 
8) Legal  and  related  expenses  attributable  to  lease  enforcement 

and/or evictions. 

9) Credit  checks,  criminal  record  checks,  home  visits  and  all 
other costs attributable to screening prospective residents. 

 
10) All  costs  associated  with  verifying  tenant  eligibility  in 

compliance with the Tenant Selection Plan (TSP). 
 

11) Bank Charges 
 

12) Software & Information Technology Support 
 

13) Bookkeeping Fees as allowable under current regulatory guidelines. 
 

14) LIHTC Compliance Fee(s) at the prevailing per‐unit‐monthly cost 
charged  by  the  Agent,  subject  to  change  periodically  or, 
alternatively,  LIHTC  Compliance  Fees  as may  be  charged  by  a 
third‐party provider. 

 
15) Legal fees associated with site operations. 

 
2.3 REQUIREMENTS OF GOVERNMENTAL AGENCIES 

 
a) The  Agent  will  comply  with  all  budgetary,  approval  and  reporting 

procedures  outlined  in  applicable  Regulatory  Agreements,  Policies  and 
Procedures Manual(s) and Handbooks. 

b) Rental prices will be based on rates  for the City and County of Honolulu 
published  annually  by  the  Hawaii  Housing  Finance  and  Development 
Corporation  based  on  income  levels  and  limits  established  by  the  U.S. 
Department of Housing and Urban Development, adjusted for household 
income,  unit  and  family  size,  and  utility  allowance. Maximum  rent  and 
household  affordability  requirements  of  units  will  comply  with  the 
Development  Agreement  executed  between  Halewai‘olu  Senior 
Development, LLC and the Department of Planning and Permitting. 
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1.1 PERSONNEL POLICIES 
 

a) Staffing  for  this  property  will  be  fulfilled  in  accordance  with  site 
conditions. The  level of  staffing may be adjusted  to  cover  the extensive 
requirements  for marketing and managing  the property with  its  various 
federal, state and local programs and paperwork requirements 

 
b) All  on‐site  personnel  shall  be  subject  to  drug  screening  and  a  criminal 

background check. The Agent shall hire, discharge and supervise the work 
of all employees. A fidelity bond shall bond the employees who handle or 
are responsible for the Owner's monies. 

 
1.2 RESIDENT ORIENTATION AND INSPECTIONS 

 
a) Resident  orientation will  be  conducted  by  on‐site  personnel, will  begin 

during  the  application  stage  and  continue  through  the  initial  move‐in 
inspection of the dwelling unit. As applicants are accepted for occupancy, 
an orientation session will be conducted with each household. 

b) The  orientation  will  cover  both  the  resident's  responsibilities  and  the 
Agent's responsibilities relating  to  the  lease, rules and regulations of  the 
property,  including  lease termination. Instruction on the operation of the 
unit will be provided during the joint move‐in inspection. The resident will 
be informed that the purpose of the inspection is to record the condition 
of the unit prior to occupancy. 

 
c) The  on‐site  staff  will  conduct  the  joint  unit  inspection,  which  will  be 

signed by both management and the resident. The resident will be given a 
copy of the inspection report. 

 
d) The on‐site  staff will  conduct  an  inspection  thirty  (30) days  after  actual 

move‐in to check housekeeping and general care of the unit. Thereafter, 
semi‐annual inspections will be conducted. 

 
e) At the time that a resident vacates her or his unit, on‐site personnel shall 

inspect  the unit  to ascertain any damages  to  the unit. The resident shall 
be furnished a statement for any charges assessed. The resident shall be 
informed  of  the  time  of  the  inspection  and  offered  an  opportunity  to 
participate in the inspection unless the resident vacated without notice. 

 
1.3 RENT COLLECTION POLICIES & PROCEDURES 

 
a) Rent is due and payable on the first (1st) calendar day of the month and is 

considered delinquent if not received by the fifth (5th) calendar day of the 
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month. Rent payments will be recorded on  the date received at  the site 
office. 

 
b) Rent  payments must  be made  in  the  form  of  a money  order,  check  or 

other  non‐  cash  instrument  approved  by  the Agent.  Partial  payment  of 
rent will not be accepted unless prior written approval has been given by 
the  site  manager.  Approval  must  be  based  on  a  good  reason  and 
documented  in the resident file. A  late charge will not be assessed when 
partial  payment  arrangements have  been made  as  long  as  the  resident 
complies with the specifics of the arrangement. 

 
c) Residents who have not paid  their  rent by  the  close of business on  the 

fifth (5th) day of the month will be assessed a  late fee on the sixth (6th) 
day of the month. The amount of the  fee will be  in accordance with the 
resident's  lease  and  the  property's  rules  and  regulations,  which  shall 
comply with state and/or local law. 

 
d) All delinquent residents will be notified in writing of the delinquency and 

the amount of the late fee. 

e) If a resident  fails to make payment after notification of delinquency,  the 
site manager will make every effort to determine why the payment has not 
been received. A proposed notice of termination may be  issued after the 
sixth (6th) day of the month. If rent is not received within the term of said 
notice,  legal action will commence  in accordance with applicable  federal 
and state law. 

 
f) If the site manager determines that a family needs assistance with budget 

planning  or  other  financial  problems,  the  family will  be  referred  to  the 
appropriate social services programs. 

 
1.4 LEASE ENFORCEMENT 

 
a) The  lease  shall be  in a  form acceptable  to  the Owner and/or any other 

controlling governmental entity. 
 

b) The Agent will ensure  full  compliance with all  terms of  the  lease  for all 
residents and will lawfully terminate any tenancy when there is sufficient 
cause for such termination under the terms of the resident's lease. 

 
c) The Agent will consult with legal counsel to bring actions for eviction and 

to execute notice to vacate and judicial pleadings incident to such action. 
Attorney's  fees  and  other  necessary  costs  incurred  in  connection  with 
such actions will be paid out of the property's general operating account. 



Page 10  

 
d) The Agent will provide written notice of  lease termination  in accordance 

with the provisions of the lease and applicable federal, state and local law. 
 
1.5 MAINTENANCE AND REPAIR 

 
The Agent will maintain the property in good repair in accordance with this Plan and local 
codes and in a condition at all times acceptable to the Owner subject to the availability of 
operating  funds  and  approval  requirements  set  forth  in  this  Plan  and  Management 
Agreement.  This will  include,  but  not  be  limited  to,  exterior  repairs,  cleaning,  painting, 
decorating,  plumbing,  electrical, mechanical,  carpentry,  grounds  care  and  other  normal 
maintenance and  repair work necessary  to maintain  the property and  the welfare of  the 
residents. 

 
a) The Agent will complete routine and preventive maintenance activities 

in the most cost‐effective and efficient manner as possible. 
 

b) The Agent will contract with qualified  independent contractors 
for  extraordinary  repairs  beyond  the  capability  of  regular 
maintenance employees. 

c) The  Agent  will  investigate  all  service  requests  from  residents,  take 
appropriate  action  and maintain  records  of  the  same.  Reasonable  best 
efforts shall be made to attend to service requests within one (1) business 
day of receipt of the request. 

 
d) The  Agent  is  authorized  to  purchase  all  materials,  equipment,  tools, 

appliances,  supplies and  services necessary  for proper maintenance and 
repair. The Agent will credit to the Owner any discounts, commissions or 
rebates obtained as a result of such purchases. 

 
e) Prior approval of  the Owner will be  required  for all expenditures which 

exceed ten thousand dollars ($10,000)  in any one  instance  in connection 
with  the maintenance  and  repairs  of  the  property,  except  for  recurring 
expenses within  the  limits of  the approval annual budget or emergency 
repairs  involving  manifest  danger  to  persons  or  the  property  or  are 
required  to  avoid  suspension  of  any  necessary  service  to  the  property. 
Emergency repairs will be reported to the Owner as promptly as possible. 

 
1.6 UTILITIES AND SERVICES 

 
Agent  will  make  arrangements  for  site  water,  electricity,  natural  gas,  trash  disposal, 
exterminating services, cable television,  internet service and telephone service. Agent will 
enter  into  such  contracts  as may be necessary, on behalf of  the Owner,  to  secure  such 
utilities and services, acting as Agent for the Owner. 
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1.7 OPERATING ACCOUNT 

 
All disbursements from the general operating account will be governed by the terms of 
the Management Agreement. 

 
1.8 BUDGETS 

 
Agent will prepare and submit to the Owner, to the Owner's investor partner (as applicable 
and  if  required) and appropriate governmental agencies an annual operating budget not 
later  than November 1st  the prior  year.  Should  governmental  agencies  require different 
submission dates, Agent will comply with specified dates. 

 
1.9 RECORDS AND REPORTS 

 
Agent will prepare all records and reports as outlined in the Management Agreement. 

 
2. RESIDENT AND MANAGEMENT RELATIONS 

 
2.1 THE ROLE OF RESIDENTS IN MANAGEMENT OPERATIONS. 

 
Resident participation in management operations can be an effective tool. Whenever 
possible, residents will be considered for temporary and permanent positions in the site 
management staff. 

 
2.2 GRIEVANCE PROCEDURES 

 
The Agent shall strictly enforce compliance with the lease and occupancy rules/house rules 
at the property. However, it is important that residents have an outlet by which to defend 
their position and/or register complaints. The grievance procedures  for residents shall be 
as follows: 

 
a) Grievances  and/or  complaints  shall  be  presented  in  writing  to  the 

community manager so that the  issues may be discussed  locally with the 
hope of a quick resolution. 

 
b) If a resident has a grievance or complaint, which he/she feels has not been 

adequately  addressed  by  the  community  manager,  the  grievance  or 
complaint will be referred to the Regional Property Manager. 

 
c) Should the issue remain unresolved, the resident may contact the Regional 

Vice  President.  Addresses  and  telephone  numbers  appear  on  all 
correspondence and in the resident handbook. 

 
2.3 SOCIAL SERVICES PROGRAM 
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The Agent will work with  Better  Tomorrows  as  the  designated  social  services  programs 
provider  to  address  the  varying  needs  of  the  resident  population.  The  Agent,  in 
coordination  with  Better  Tomorrows,  may  enlist  the  support  of  other  community 
organizations to serve the needs of the residents. 
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NAME OF COMMUNITY CITY STATE  UNITS 
DESIGN AND

UNIT TYPE
NATURE OF PROJECT

COMPLETION 

DATE

RENT LEVELS & SALES 

PRICES

 TOTAL 

DEVELOPMENT 

COST 

EAST KAPOLEI  II ‐ PHASE  2
(Keahumoa  Place Phase 2)

EWA BEACH HI 82
2‐STORY WALK‐UP   
(1, 2, 3 BR units)

NEW CONSTRUCTION 2019 LIHTC; RHRF $36,610,942

EAST KAPOLEI  II ‐ PHASE  3
(Keahumoa Place Phase 3)

EWA BEACH HI 82
2‐STORY WALK‐UP   
(1, 2, 3 BR units)

NEW CONSTRUCTION 2019 LIHTC; RHRF $33,127,270

EAST KAPOLEI  II ‐ PHASE 1
(Keahumoa Place Phase 1)

EWA BEACH HI 75
2‐STORY WALK‐UP  
(1, 2 BR units)

NEW CONSTRUCTION 2019 LIHTC, RHRF, DURF $26,735,997

EAST KAPOLEI II  ‐ PHASE 4
(KEAHUMOA PLACE PHASE 4)

EWA BEACH HI 81
2 STORY WALK UPS
(1, 2 and 3 BR units)

NEW CONSTRUCTION 2020 LIHTC; RHRF $37,353,719

KAMAKANA FAMILY PHASE 1 KAILUA‐KONA HI 85
THREE STORY WALKUPS 

(5 bldgs; 3 stories; 1 & 2 BR units)
NEW CONSTRUCTION 2017

LIHTC; RHRF; DURF       
PBV SECTION 8

$26,304,748

KAMAKANA SENIOR KAILUA‐KONA HI 85
THREE STORY WALKUPS 

(5 bldgs; 3 stories; 1 & 2 BR units)
NEW CONSTRUCTION 2017

LIHTC; RHRF;  DURF       
PBV SECTION 8

$25,493,093

THE TOWERS AT KUHIO PARK HONOLULU HI 555 HIGH RISE ACQUISITION REHAB 2012
TAX CREDITS/ PUBLIC 
HOUSING/SECTION 8

$134,848,792

TULANE REVITALIZATION PHASE I
 ( THE PLAZA AT CENTENNIAL HILL)

MONTGOMERY AL 129 APARTMENTS, FLATS, TOWNHOUSES NEW CONSTRUCTION 2013 PUBLIC, LIHTC, SECTION 8 $22,860,514

TULANE REVITALIZATION PHASE II
 ( THE PLAZA AT CENTENNIAL HILL)

MONTGOMERY AL 129 APARTMENTS, FLATS, TOWNHOUSES NEW CONSTRUCTION 2016 PUBLIC, LIHTC, SECTION 8 $25,033,489

BLACKBERRY OAKS SONORA CA 42 Two story single Building
ACQUISITION

REHABILITATION
2016 LIHTC USDA $5,684,578

COLUSA GARDEN APARTMENTS COLUSA CA 96 2 STORY GARDEN
ACQUISITION

 REHAB
2012 LIHTC & USDA RA $7,384,819

GARDEN APARTMENTS OAKDALE CA 42 GARDEN RENOVATION 2012 TAX CREDIT & USDA $4,979,307

HARRIET TUBMAN APTS BERKLEY CA 90
MIDRISE

(STUDIO AND 1 BR UNITS)
ACQUISITION

REHABILITATION
2006 SECTION 8 $14,457,921

JORDAN DOWNS ‐ PHASE 1B LOS ANGELES CA 135 MIDRISE NEW CONSTRUCTION 2019 RAD, TAX CREDIT, PBV $70,216,819

JORDAN DOWNS ‐ PHASE S3 LOS ANGELES CA 92 MIDRISE NEW CONSTRUCTION 2021 RAD, TAX CREDIT, PBV $58,859,557

LILLY HILL APARTMENTS NEEDLES CA 52
GARDEN

MULTIFAMILY
REHABILITATION 2014 TAX CREDIT & USDA $6,937,242

LINDSAY APARTMENTS LINDSAY CA 60
TOWNHOUSES, WALKUPS, FLATS

(1 ,2, AND 3 BR UNITS)
ACQUISITION REHAB 2011

TAX CREDIT;       USDA 
SUBSIDIES

$9,031,314

LORENA APARTMENTS LOS ANGELES CA 112
LOW‐RISE

(2 AND 3 BR UNITS)
NEW CONSTRUCTION 2011 TAX CREDIT $39,136,856

LOS BANOS LOS BANOS CA 68
GARDEN

MULTIFAMILY
REHABILITATION 2013 Tax Credit, USDA $6,435,531

 PROPERTIES DEVELOPED BY THE MICHAELS 

ORGANIZATION 2005 THRU APRIL 2020



NAME OF COMMUNITY CITY STATE  UNITS 
DESIGN AND

UNIT TYPE
NATURE OF PROJECT

COMPLETION 

DATE

RENT LEVELS & SALES 

PRICES

 TOTAL 

DEVELOPMENT 

COST 

MADERA APARTMENTS MADERA CA 68 2 STORY GARDEN
ACQUISTION 

REHAB
2012 LIHTC & USDA RA $5,124,082

MESA GRANDE NEEDLES CA 46 1 STORY HGARDEN ACQUISITION  REHAB 2014 LIHTC / USDA $5,161,756

OAKDALE APARTMENTS OAKDALE CA 42 2 STORY GARDEN Acquisition Rehab 2016 LIHTC / USDA $5,467,257

PARLIER GARDENS PARLIER CA 41 1 STORY HGARDEN Acquisitiion Rfehab 2016 LIHTC / USDA $5,446,761

RED STAR OAKLAND CA 119 MID‐RISE NEW CONSTRUCTION 2012 LIHTC $24,000,000

SAN ANDREAS SAN ANDREAS CA 48 2 STORY GARDEN
ACQUISITION 

REHAB
2012 LIHTC & USDA RA $5,309,972

TUOLUMNE APARTMENTS TUOLUMNE CA 52 1 & 2 STORY GARDEN REHABILITATION 2015
TAX CREDIT, HOME

SECTION 8
$7,145,316

WRIGHT BROTHERS COURT PALMDALE CA 156
LOW‐RISE

(2 AND 3 BR UNITS)
NEW CONSTRUCTION 2013 TAX CREDIT $43,251,994

BOULDER TRIO BOULDER CO 238 2 & 3 Story Garden Walk Up
ACQUISITION

 REHAB
2017 TAX CREDIT $63,400,000

11 CROWN STREET MERIDEN CT 81 MID RISE/TOWNHOUSE NEW CONSTRUCTION 2020
LIHTC/SECTION 8
MARKET RENTS

$31,225,620

BROOKSIDE  ‐  PHASE II  RENTAL NEW HAVEN CT 101
TOWNHOUSES, WALKUPS, FLATS (2 & 

3 BR UNITS)
NEW CONSTRUCTION 2012 PUBLIC HOUSING, PBV $28,789,124

BROOKSIDE  ‐ PHASE 1 RENTAL NEW HAVEN CT 101
TOWNHOUSES, WALKUPS, FLATS

(1,2,3 and 4BR UNITS)
NEW CONSTRUCTION 2012 PUBLIC HOUSING, PBV $40,157,878

BROOKSIDE HO PHASE NEW HAVEN CT 20 TOWNHOUSES (2 AND 3BR) NEW CONSTRUCTION 2013
PER APPRAISED VALUE, 
$175,000 PER UNIT

$6,595,998

ROCKVIEW ‐ PHASE I NEW HAVEN CT 77
TOWNHOUSES, WALKUPS, FLATS (2 & 

3 BR UNITS)
NEW CONSTRUCTION 2013 PUBLIC HOUSING, PBV $29,843,742

ROCKVIEW ‐ PHASE II NEW HAVEN CT 78 GARDEN STYLE  NEW CONSTRUCTION 2020
LIHTC, RAD, MARKET 

RATE
$34,437,565

AINGER PLACE WASHINGTON DC 72 3 STORY ELEVATOR BUILDING NEW CONSTRUCTION 2020 LIHTC/PBV $29,288,560

SOUTH CAP WASHINGTON DC 196 MID RISE NEW CONSTRUCTION 2019
PUBLIC HOUSING, P

TAX CREDIT
$58,561,306

LINCOLN TOWERS WILMINGTON DE 88 MID‐RISE NEW CONSTRUCTION 2012
TAX CREDITS/ PUBLIC 
HOUSING/SECTION 8

$30,834,426

WALNUT STREET APARTMENTS

(Jazz Court)
WILMINGTON DE 44 LOW‐RISE NEW CONSTRUCTION 2014 TAX CREDIT $9,495,093

WHATCOAT VILLAGE DOVER DE 78
3 Story Garden Walk Up 

(1, 2, 3 BR)
ACQUISITION

 REHAB
2018 TAX CREDIT, SECTION 8 $17,507,800

 BELMONT ‐ PHASE III TAMPA FL 266 QUAD  AND TOWNHOUSES NEW CONSTRUCTION 2006
MARKET; TAX CREDIT; 
PUBLIC HOUSING

$25,640,720

DRIFTWOOD APARTMENTS LAUDERHILL FL 176
LOW‐RISE

(2, 3 AND 4 BR UNITS)
ACQUISITION REHAB 2008 TAX CREDIT; SECTION 8 $18,171,624
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JANIE'S GARDENS  (PHASE 2: 
NEWTOWN REVITALIZATION)

SARASOTA FL 68
TOWNHOUSE FLATS

(1,2,3 AND 4 BR UNITS)
NEW CONSTRUCTION 2011

TAX CREDIT; PUBLIC 
HOUISNG; PBV

$13,869,043

JANIE'S GARDENS (PHASE 1: 
NEWTOWN REVITALIZATION)

SARASOTA FL 86
TOWNHOUSE FLATS

(1,2,3 AND 4 BR UNITS)
NEW CONSTRUCTION 2009

MARKET ;TAX CREDIT; 
PUBLIC HOUSING 

$16,497,191

JANIE'S GARDENS (PHASE 3: 
NEWTOWN REVITALIZATION)

SARASOTA FL 72
GARDEN APARTMENTS

(1,2,3 AND 4 BR UNITS)
NEW CONSTRUCTION 2016

MARKET ;TAX CREDIT; 
PUBLIC HOUSING 

$14,328,246

MARIETTA ROAD SENIOR TOWER ATLANTA GA 129 HIGHRISE (1 BR UNITS) REHAB 2021 RAD, TAX CREDIT $20,216,943

PEACHTREE ROAD SENIOR TOWER ATLANTA GA 196 HIGHRISE (1 BR UNITS) REHAB 2021 RAD, TAX CREDIT $30,070,350

PIEDMONT ROAD ATLANTA GA 208
SENIOR HIGHRISE

(1 BR APTS)
SUBSTANTIAL REHAB 2018 LIHTC, RAD, SECTION 8 $37,602,267

4400 GROVE Chicago  IL 84 MIXED USE MID RISE NEW CONSTRUCTION 2021
9% TAX CREDITS
PUBLIC HOUSING

$36,994,225

CARLING  HOTEL CHICAGO IL 80
4‐STORY ELEVATOR

Single Room Ocupancy
ACQUITION

REHAB
2017

LIHTC, HISTORIC TAX 
CREDITS, PBVs

$27,347,091

CITY GARDENS CHICAGO IL 76
LOW‐RISE

(1,2,3 AND 4 BR UNITS)
NEW CONSTRUCTION 2017

MARKET, TAX CREDIT, 
PUBLIC HOUSING

$28,743,383

DIVISION AND CLYBOURN 
(CLYBOURN 1200)

CHICAGO IL 84
MID‐RISE 

(Studio, 1BR AND 2BR)
NEW CONSTRUCTION $2,017

MARKET, TAX CREDIT, 
PUBLIC HOUSING

$42,136,205

HENRY HORNER ‐ WESTHAVEN IIB   CHICAGO IL 127
LOW‐RISE

(1,2,3, 4 BR UNITS)
NEW CONSTRUCTION 2008

MARKET; TAX CREDIT; 
PUBLIC HOUSING

$32,683,446

HENRY HORNER ‐ WESTHAVEN PARK 
IIC

CHICAGO IL 92
LOW‐RISE

(1,2,3 AND 4 BR UNITS)
NEW CONSTRUCTION 2010

MARKET, TAX CREDIT, 
PUBLIC HOUSING

$30,841,665

LEGENDS SOUTH C‐3 CHICAGO IL 71
LOW RISE (1, 2,3 AND 4 BR UNITS) & 
ONE MIDRISE (4 STORIES, 15 UNITS)

NEW CONSTRUCTION 2015
MARKET, TAX CREDIT, 
PUBLIC HOUSING

$28,315,450

MARSHALL HOTEL CHICAGO IL 90
4‐STORY ELEVATOR

Single Room Ocupancy
ACQUITION

REHAB
2018

LIHTC, HISTORIC TAX 
CREDITS, PBVs

$31,782

PARK DOUGLAS CHICAGO IL 137 LOW RISE (1, 2,3 AND 4 BR UNITS) NEW CONSTRUCTION 2011
TAX CREDIT, MARKET 
AND PUBLIC HOUSING

$43,924,390

ROBERT TAYLOR ‐ COLEMAN PLACE CHICAGO IL 118
LOW‐RISE

(1,2,3 AND 4 BR UNITS)
NEW CONSTRUCTION 2009

MARKET, TAX CREDIT, 
PUBLIC HOUSING

$35,459,916

ROBERT TAYLOR ‐ HANSBERRY 
SQUARE 

CHICAGO IL 181
LOW‐RISE

(1,2,3, AND 4 BR UNITS)
NEW CONSTRUCTION 2007

MARKET; TAX CREDIT; 
PUBLIC HOUSING

$48,400,000

ROBERT TAYLOR ‐ SAVOY SQUARE CHICAGO IL 138 LOW RISE (1, 2,3 AND 4 BR UNITS) NEW CONSTRUCTION 2010
MARKET, TAX CREDIT, 
PUBLIC HOUSING

$45,045,495

TOWN AND COUNTRY GRANITE CITY IL 121
TOWNHOUSES (2 AND 3BR) & 3‐Story 

Bldg
ACQUISTION REHAB 2011 TAX CREDIT/SECTION 8 $11,356,268

VILLAGES OF WESTHAVEN CHICAGO IL 200

LOW‐RISE
(1,2,3 AND 4, BR) REHAB 2018

PUBLIC HOUSING, LIHTC, 
MARKET

(RAD Conversion)
$62,188,006
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WESTHAVEN PARK CITY FLATS CHICAGO IL 60 THREE STORY WALKUPS NEW CONSTRUCTION 2007

MARKET RATE AND 
AFFORDABLE  

CONDOMINIUM UNITS
$17,595,000

WESTWIND TOWERS ELGIN IL 150 MIDRISE REHAB 2011
RENTAL ASSISTANCE 

PAYMENTS
$5,623,801

WINDRIDGE APARTMENTS WICHITA KS 136
LOW‐RISE

(1,2,3, AND 4 BR UNITS)
ACQUISITION REHAB 2008

TAX CREDIT;
SECTION 8

$10,085,000

CYPRESS LANDING SHREVEPORT LA 124 LOW RISE REHAB 2013 TAX CREDIT/SECTION 8 $11,691,642

DESIRE HOPE VI ‐ POST‐KATRINA ‐ 
NEW SAVOY PHASE 2 NEW ORLEANS LA 160

LOW‐RISE
(1,2,3,4, 5 BR UNITS)

NEW CONSTRUCTION ‐ 
SEMI‐DETACHED 
DUPLEXES AND 

DETACHED HOMES

2010

TAX CREDIT PUBLIC 
HOUSING

SECTION 8 
$31,053,481

DESIRE HOPE VI (REBUILDING)
(ABUNDANCE)

NEW ORLEANS LA 73
LOW‐RISE

(1,2,3, 4, 5  BR UNITS)

NEW CONSTRUCTION
(SINGLE FAMILY AND 

DUPLEXES 
2007

TAX CREDIT; PUBLIC 
HOUSING

SECTION 8
$10,892,218

DESIRE HOPE VI (REBUILDING)
(SAVOY I) 

NEW ORLEANS LA 158
LOW‐RISE

(1,2,3 AND 4 BR UNITS)

NEW CONSTRUCTION
(SINGLE FAMILY AND 

DUPLEXES 
2009

TAX CREDIT PUBLIC 
HOUSING

SECTION 8 
$35,385,452

DESIRE HOPE VI (REBUILDING)
(TREASURE) 

NEW ORLEANS LA 34
LOW‐RISE

(1,2,3,4 BR UNITS)

NEW CONSTRUCTION
(SINGLE FAMILY AND 

DUPLEXES 
2007

TAX CREDIT PUBLIC 
HOUSING

SECTION 8 
$5,173,372

GULFWAY APARTMENTS NEW ORLEANS LA 206
LOW‐RISE

(1,2,3, AND 4 BR UNITS)
ACQUISITION REHAB 2008

TAX CREDIT;
SECTION 8

$17,833,067

RENAISSANCE AT ALLENDALE SHREVEPORT LA 40
LOW RISE 

(2 AND 3 BR UNITS)  
NEW CONSTRUCTION 2015

TAX CREDIT, PUBLIC 
HOUSING

$7,694,237

KEYS POINTE PHASE 1B BALTIMROE MD 68 TOWNHOUSES, FLATS NEW CONSTRUCTION 2018 LIHTC, SECTION 8 $23,264,896

O'DONNELL TH 1 BALTIMORE MD 75
TOWNHOUSE, LOW RISE (1,2,3 AND 4 

BR UNITS)
NEW CONSTRUCTION 2014 TAX CREDIT $20,767,643

PLEASANT VIEW GARDENS SENIOR  BALTIMORE   MD  110  APARTMENTS   ACQUISITION REHAB  2017  TAX CREDIT, SECTION 8  $17,195,396

PLEASANT VIEW GARDENS 
TOWNHOMES

BALTIMORE MD 201 TOWNHOUSES ACQUISITION REHAB 2017
TAX CREDIT, RAD 

SECTION 8
$36,200,638

ROSEMONT TOWER BALTIMORE MD 203
HIGH RISE

SENIOR HOUSING
ACQUISITION

REHABILITATION
2021

TAX CREDIT/RAD 
SECTION 8

$51,953,852

BEACON PARK KANSAS CITY MO 45
TOWNHOUSE/FLATS

(2 AND 3 BR UNITS)
NEW CONSTRUCTION 2011 TAX CREDIT $10,809,420

NORTH PARK PLACE KANSAS CITY MO 56
LOW‐RISE

(3 BR UNITS)
ACQUISITION REHAB 2008

TAX CREDIT PUBLIC 
HOUSING

$5,619,580
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CAROUSEL PLACE   (PHASE II: 
MERIDIAN HOPE VI)

MERIDIAN  MS 130
DUPLEXES

(2 AND 3 BR UNITS)
NEW CONSTRUCTION 2008

TAX CREDIT; PUBLIC 
HOUSING

$16,994,173

FRANK BERRY COURTS MERIDIAN  MS 113
ROW

(1,2,3 BR UNITS)
ACQUISITION REHAB 2011 PUBLIC HOUSING $11,802,225

JT DAVIS (PHASE 1: MERIDIAN HOPE 
VI)

MERIDIAN  MS 72

DUPLEXES

(1,2,3 BR UNITS) NEW CONSTRUCTION 2007
TAX CREDIT; PUBLIC 

HOUSING
$9,797,592

MCINTOSH HOMES LEAKESVILLE MS 50
GARDEN

(1 & 2 BR ‐ ELDERLY)
NEW CONSTRUCTION 2013

SECTION 8, PUBLIC 
HOUSING

$9,251,860

NATHANIEL COURT
(PREVIOUSLY KNOWN AS:   BARLEY 
COURT ‐ PHASES I AND II)

TUPELO MS 100
GARDEN APARTMENTS

(1,2,3 AND 4 BR UNITS)
ACQUISITION REHAB 2017 TAX CREDIT, SECTION 8 $17,318,044

CENTERVILLE SOUTH
ROOSEVELT MANOR (PHASES 9/10)

CAMDEN NJ 89

DETACHED, SEMI‐DETACHED, TH AND 
WALKUPS

(2,3,4 BR UNITS)
NEW CONSTRUCTION 2010

TAX CREDIT; SPECIAL 
NEEDS HOUSING

$23,124,190

ASBURY PARK (THE RENAISSANCE) ASBURY PARK NJ 64
1 MIDRISE BLDG AND
4 TOWNHOUSE BLDGS. 

NEW CONSTRUCTION 2018 LIHTC/FRM/HOME $20,224,870

ATLANTIC MARINA ATLANTIC CITY NJ 295
LOW‐RISE

(1,2,3 BR UNITS)
ACQUISITION REHAB 2010 TAX CREDIT; SECTION 8 $28,254,559

BARBARA PLACE  (PHASE V‐
LAFAYETTE GARDENS)

JERSEY CITY NJ 63
LOW‐RISE

(1,2,3, AND 4 BR UNITS)
NEW CONSTRUCTION 2008

MARKET ;TAX CREDIT; 
PUBLIC HOUSING

$21,503,255

BAXTER PARK SOUTH NEWARK NJ 90
LOW‐RISE

 (1,2,3 AND 4 BDR UNITS)
NEW CONSTRUCTION 2012

TAX CREDIT PUBLIC 
HOUSING SECTION 8

$32,366,182

BRANCH VILLAGE  TOWNHOMES CAMDEN NJ 72 TOWNHOMES NEW CONSTRUCTION 2019 TAX CREDITS/ RAD $20,491,645

BRANCH VILLAGE LOW RISE
(CNI ‐ PHASE IV)

CAMDEN NJ 58
LOW RISE 

(SENIOR AND SPECIAL NEEDS)
NEW CONSTRUCTION 2021

TAX CREDIT/RAD 
SECTION 8

$15,587,533.00

BRANCH VILLAGE MIDRISE CAMDEN NJ 50 3 STORY MIDRISE NEW CONSTRUCTION 2018
SECTION 8 
RAD /PBV

$16,656,515

BRANCH VILLAGE TOWNHOMES II 
(cni Phase III)

CAMDEN NJ 75 TOWNHOMES NEW CONSTRUCTION 2020 TAX CREDIT, RAD $21,969,931.00

BRIGANTINE ATLANTIC CITY NJ 160
LOW‐RISE 

(1,2,3 AND 4 BDR UNITS)
ACQUISITION REHAB 2014 TAX CREDIT; SECTION 8 $19,718,686

CARL MILLER APARTMENTS CAMDEN NJ 86
LOW‐RISE

(1,2,3 AND 4 BR UNITS)
NEW CONSTRUCTION 2008

TAX CREDIT; PUBLIC 
HOUSING

$23,878,898

CATHERINE TODD SENIOR
MONTGOMERY GARDENS PHASE I

JERSEY CITY NJ 58
HIGH RISE

(1 AND 2 BR UNITS)
REHAB 2017

TAX CREDIT
SECTION 8

$24,073,509

COOPER PLAZA HOMES CAMDEN NJ 64
TOWNHOMES

(2 and 3 Bedrooms)
ACQUISITION REHAB 2019

TAX CREDIT 
SECTION 8

$14,363,477

CRAMER HILL CAMDEN NJ 78
LOW‐RISE

(1,2,3,4 AND 5 BR UNITS)
NEW CONSTRUCTION 2008 TAX CREDIT; SECTION 8 $18,474,000
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EGG HARBOR TOWNSHIP FAMILY
EGG HARBOR 
TOWNSHIP

NJ 76 3‐STORY LOW‐RISE, 1, 2, & 3 BR UNITS NEW CONSTRUCTION 2017 TAX CREDIT $20,254,411

EGG HARBOR TOWNSHIP FAMILY 
Phase 2

EGG HARBOR 
TOWNSHIP

NJ 60 3‐STORY LOW‐RISE, 1, 2, & 3 BR UNITS NEW CONSTRUCTION 2021 TAX CREDIT $15,523,781

GLENNVIEW TOWNHOUSES ‐ Phase II
(PHASE VII‐LAFAYETTE GARDENS)

JERSEY CITY NJ 64
TOWNHOUSES, WALKUPS, FLATS (1, 2, 

3, AND 4 BR UNITS)
NEW CONSTRUCTION 2017

PUBLIC HOUSING; TAX 
CREDIT 

$21,395,350

GLENNVIEW TOWNHOUSES

(PHASE VI‐LAFAYETTE GARDENS)
JERSEY CITY NJ 63

TOWNHOUSES, WALKUPS, FLATS
(1 ,2, AND 3 BR UNITS)

NEW CONSTRUCTION 2011
PUBLIC HOUSING; TAX 

CREDIT; TCAP
$21,800,000

LIVING SPRINGS SENIOR HOUSING DELANCO NJ 100
MIDRISE

(1 AND 2 BR UNITS)
NEW CONSTRUCTION 2011 TAX CREDIT $24,713,590

MC GUIRE GARDENS PRESERVATION CAMDEN NJ 252 TOWNHOUSES
ACQUISITION 
REHBILITATION

2020 RAD SECTION 8 $43,566,588

MONTGOMERY GARDENS FAMILY 
PHASE I

JERSEY CITY NJ 126 LOW‐RISE (1,2,3,4 BR UNITS) NEW CONSTRUCTION 2019

PUBLIC HOUSING; 
SECTION 8; TAX CREDIT; 

MARKET

$56,145,633

MORGAN VILLAGE CAMDEN NJ 40
TOWNHOUSE & FLATS (1,2,3,4 BR 

UNITS)
NEW CONSTRUCTION 2012

TAX CREDIT, PUBLIC 
HOUSING, NSP2

$12,938,188

NEW HORIZONS NEWARK NJ 89 MID RISE NEW CONSTRUCTION 2019
TAX CREDITS/ PUBLIC 
HOUSING/SECTION 8

$38,650,269

OCEAN TOWERS JERSEY CITY NJ 100 HIGH RISE
ACQUISITION 

REHABILITATION
2017 RAD, TAX CREDIT $15,485,400

OCEANPOINTE  (PHASE IV‐    
LAFAYETTE GARDENS)

JERSEY CITY NJ 59
MIDRISE

(1 AND 2 BR UNITS)
NEW CONSTRUCTION 2009

MARKET ;TAX CREDIT; 
PUBLIC HOUSING

$21,503,255

SOMERSET BROWNSTONES NEWARK NJ 60
MIDRISE

(2 AND 3 BR Units)
NEW CONSTRUCTION 2020 LIHTC‐SECTION 8 $20,393,177

SPRUCE STREET SENIOR RESIDENCE NEWARK NJ 57 MID‐RISE NEW CONSTRUCTION 2015 LIHTC‐SECTION 8 $17,896,739

TOM'S RIVER FAMILY APARTMENTS TOM'S RIVER NJ 49 STACKED FLATS NEW CONSTRUCTION 2018 LIHTC, CDBG FRM  $15,340,153

TOWNHOUSE TERRACE EAST I ATLANTIC CITY NJ 82
LOW‐RISE

(1,2,3 BR UNITS)
ACQUISITION REHAB 2010 TAX CREDIT; SECTION 8 $7,822,483

VINELAND GARDENS VINELAND NJ 76
GARDEN

(1,2,3 BR UNITS)
ACQUISITION REHAB 2008 TAX CREDIT; SECTION 8 $8,578,421

WALNUT MANOR APTS VINELAND NJ 100
GARDEN

(1,2,3 BR UNITS)
ACQUISITION REHAB 2006 SECTION 8 $8,700,691

WOODWARD HOMES (PHASE III‐
LAFAYETTE GARDENS)

JERSEY CITY NJ 70
LOW‐RISE 2,3,4 BR UNITS

NEW CONSTRUCTION 2007
MARKET ;TAX CREDIT; 
PUBLIC HOUSING

$16,956,043

MAIN STREET HOUSES 
PRESERVATION

SOUTH 
FALLSBURG

NY 62 2‐STORY 1, 2, & 3 BR UNITS ACQUISITION REHAB 2019
TAX CREDIT, RAD PBRA, 

PBV
$13,184,708
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SKYLINE GARDENS APARTMENTS ALBANY NY 189 LOW‐RISE 1, 2, 3 BR UNITS
ACQUISITION            

REHAB
2018

TAX CREDIT; RAD 
SECTION 8

$33,605,806

GERMANTOWN VILLAGE DAYTON OH 60
3 STORIES, FLATS AND TOWNHOMES, 

FAMILY HOUSING
NEW CONSTRUCTION 2013 TAX CREDIT $12,372,307

BENTLEYVILLE APARTMENTS BENTLEYVILLE PA 102 TOWNHOUSE REHAB 2020 TAX CREDIT/SECTION 8 $14,388,742

CECIL B MOORE PHASES I & II PHILADELPHIA PA 151
LOW RISE

HOMEOWNERSHIP
NEW CONSTRUCTION 2009 AFFORDABLE SALES $28,000,000

COURTYARD   AT RIVERVIEW PHILADELPHIA PA 470 HIGH RISE and TOWNHOUSES ACQUISITION REHAB 2018
TAX CREDIT/RAD 

SECTION 8
$81,912,761

SHARSWOOD II PHILADELPHIA PA 60
TOWNHOUSE

(1,2,3 BR UNITS)
NEW CONSTRUCTION 2007 TAX CREDIT $17,003,000

SPRING GARDEN COMMUNITY 
REVITALIZATION

PHILADELPHIA PA 58
LOW‐RISE

(1,2,3 AND 4 BR UNITS)

HISTORIC ACQUISITION 
REHAB / New 
Construction

2010 TAX CREDIT $19,558,956

REDDICK STREET APARTMENTS 
(FAMILY)

FRANKLIN TN 65 DUPLEXES, TOWNS, SINGLES NEW CONSTRUCTION 2016 RAD, TAX CREDIT $14,318,504

REDDICK STREET SENIOR 
APARTMENTS

FRANKLIN TN 49
MID RISE ( 3 STORIES 1, AND 2 BR 

UNITS)
NEW CONSTRUCTION 2013 TAX CREDIT $8,608,954

MISSION TRAIL AT EL CAMINO REAL SAN MARCOS TX 352
LOW‐RISE

(1,2,3, AND 4 BR UNITS)
NEW CONSTRUCTION 2020 TAX CREDIT, MARKET $61,377,508

SUGAR ESTATES ST.THOMAS VI 80 MID RISE (2 BLDGS ;1 AND 2 BR UNITS NEW CONSTRUCTION 2016 TAX CREDIT, SECTION 8 $36,023,802

Michaels Development Company 13,525 $3,135,109,523

THE EDGE (UNIVERSITY OF SOUTH 
ALABAMA)

MOBILE AL 156 STUDENT HOUSING (560 BEDS)   NEW CONSTRUCTION Fall 2013
 STUDENT HOUSING 

INDIVIDUALLY LEASED BY 
THE BED

$24,423,000

THE VUE (UNIVERSITY OF ARKANSAS) FAYETTEVILLE AR 180 STUDENT HOUSING (656 BEDS)    NEW CONSTRUCTION Fall 2013
 STUDENT HOUSING 

INDIVIDUALLY LEASED BY 
THE BED

$32,848,000

THE NEXT (UNIVERSITY OF WEST 
FLORIDA)

PENSACOLA FL 165 STUDENT HOUSING (546BEDS)  NEW CONSTRUCTION 2016

 STUDENT HOUSING 
INDIVIDUALLY LEASED BY 

THE BED
$31,312,000

RIVER EDGE (BOISE STATE 
UNIVERSITY)

BOISE ID 175 STUDENT HOUSING (622 BEDS)  NEW CONSTRUCTION Fall 2015
 STUDENT HOUSING 

INDIVIDUALLY LEASED BY 
THE BED

$34,376,065

1047 COMMONWEALTH AVE. 
(BOSTON UNIVERSITY)

BOSTON MA 180 MICRO UNITS NEW CONSTRUCTION Fall, 2016 MICRO UNITS $41,521,400

AXIOM CAMBRIDGE MA 115 LUXURY APARTMENTS NEW CONSTRUCTION Winter, 2015
LUXURY APARTMENTS 
LEASED BY THE UNIT

$37,624,338



NAME OF COMMUNITY CITY STATE  UNITS 
DESIGN AND

UNIT TYPE
NATURE OF PROJECT

COMPLETION 

DATE

RENT LEVELS & SALES 

PRICES

 TOTAL 

DEVELOPMENT 

COST 

700 WASHINGTON (UNIVERSITY OF 
MINNESOTA)

MINNEAPOLIS MN 98 STUDENT HOUSING (266 BEDS)  NEW CONSTRUCTION Fall, 2013
 STUDENT HOUSING 

INDIVIDUALLY LEASED BY 
THE BED

$24,505,227

THE RADIUS (UNIVERSITY OF 
MINNESOTA)

MINNEAPOLIS MN 200 STUDENT HOUSING (622 BEDS)  NEW CONSTRUCTION Fall 2015
 STUDENT HOUSING 

INDIVIDUALLY LEASED BY 
THE BED

$58,090,000

WA HU (UNIVERSITY OF MINNESOTA MINNEAPOLIS MN 313 STUDENT HOUSING (826 BEDS)   NEW CONSTRUCTION Fall, 2015
 STUDENT HOUSING 

INDIVIDUALLY LEASED BY 
THE BED

$90,053,926

330 COOPER (RUTGERS UNIVERSITY ‐ 
CAMDEN)

CAMDEN NJ 102 GRADUATE STUDENT HOUSING NEW CONSTRUCTION 2012 STUDENT HOUSING $49,573,725

HOLLY POINTE COMMONS (ROWAN 
UNIVERSITY ‐ GLASSBORO)

GLASSBORO NJ 743
FRESHMAN STUDENT HOUSING

(1,415 BEDS)
NEW CONSTRUCTION 2016 STUDENT HOUSING $133,483,960

THE LODGE ( ROCHESTER INSTITUE 
OF TECHNOLOGY)

ROCHESTER NY 215
STUDENT HOUSING (TOWNHOUSES & 

COTTAGES ‐ 687 BEDS)
NEW CONSTRUCTION 2017

 STUDENT HOUSING 
INDIVIDUALLY LEASED BY 

THE BED
$52,590,000

TWENTY91 NORTH (UNIVERSITY OF 
BUFFALO)

BUFFALO NY 192 STUDENT HOUSING (640 BEDS)  NEW CONSTRUCTION 2016

 STUDENT HOUSING 
INDIVIDUALLY LEASED BY 

THE BED
$44,401,533

CRENSHAW GRAND APTS PASADENA TX 264
WORKFORCE APARTMENTS (3 STORY 

WALK‐UP)
NEW CONSTRUCTION 2016

WORKFORCE 
APARTMENTS LEASED BY 

THE UNIT
$26,714,000

THE VIEW (BAYLOR UNIVERISTY) WACO TX 257 STUDENT HOUSING (718 BEDS)  NEW CONSTRUCTION Fall, 2014
 STUDENT HOUSING 

INDIVIDUALLY LEASED BY 
THE BED

$38,204,000

VOLAR APARTMENTS SAN ANTONIO TX 252
WORKFORCE APARTMENTS (3 STORY 

WALK‐UP)
NEW CONSTRUCTION 2016

WORKFORCE 
APARTMENTS LEASED BY 

THE UNIT
$22,301,000

11 Cooper CAMDEN NJ 156 Market Rate NEW CONSTRUCTION 2019
LUXURY APARTMENTS 
LEASED BY THE UNIT

$48,629,000

REVEL MINNEAPOLIS MN 125 LUXURY APARTMENTS NEW CONSTRUCTION 2017
LUXURY APARTMENTS 
LEASED BY THE UNIT

$41,539,057

THE 505 ON WALNUT SYRACUSE NY 126 STUDENT HOUSING (363 BEDS)  NEW CONSTRUCTION Fall, 2018
 STUDENT HOUSING 

INDIVIDUALLY LEASED BY 
THE BED

$49,950,138

UC DAVIS ‐ WEST VILLAGE DAVIS CA 1,176 STUDENT HOUSING (3,314 BEDS)  NEW CONSTRUCTION Fall 2021 STUDENT HOUSING $575,704,315

APEX (ROCHESTER INSTITUTE OF 
TECHNOLOGY)

ROCHESTER NY 305 STUDENT HOUSING (938 BEDS)  NEW CONSTRUCTION Fall 2021 STUDENT HOUSING $101,009,049

KEAN UNIVERSITY ‐ FRESHMAN 
RESIDENCE HALL

UNION NJ 104
FRESHMAN STUDENT HOUSING

(385 BEDS)
NEW CONSTRUCTION 2018 STUDENT HOUSING $37,198,928
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ZOEY AUSTIN TX 307 Market Rate NEW CONSTRUCTION 2021
LUXURY APARTMENTS 
LEASED BY THE UNIT

$59,912,000

 Student Housing  5,906 $1,655,964,661

FORT HUACHUCA                                     
YUMA   PROVING GROUND

SIERRA VISTA & 
YUMA PROVING 

GROUND

AZ 1,266 FAMILY HOUSING (200 STUDENTS)
NEW CONSTRUCTION, 

RENOVATION
2012 MILITARY HOUSING $105,964,026

FORT LEAVENWORTH
FORT

 LEAVENWORTH
KS 1,680 FAMILY HOUSING (800 STUDENTS)

NEW CONSTRUCTION , 
RENOVATION

2014 MILITARY HOUSING $405,122,080

Military Housing 2,946 $511,086,106

Total:  Development, Student 

Housing and Military Housing
22,377  $ 5,302,160,290 
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PROJECT NAME UNITS TYPE ADDRESS CITY STATE ZIP

Kamakana Hale o Kupuna 85 LIHTC 74‐5285 Ka'eka Street Kailua‐Kona HI 96704

Kamakana Hale 'Ohana 85 LIHTC 74‐607 Manawalea Street Kailua‐Kona HI 96704

Keahumoa Place Phase 1 75 LIHTC 91‐1451 Keahumoa Parkway Ewa Beach HI 96706

Keahumoa Place Phase 2 82 LIHTC 91‐1451 Keahumoa Parkway Ewa Beach HI 96706

Keahumoa Place Phase 3  82 LIHTC 91‐1451 Keahumoa Parkway Ewa Beach HI 96706

Keahumoa Place Phase 4 82 LIHTC 91‐1451 Keahumoa Parkway Ewa Beach HI 96706

The Towers at Kuhio Park 555 50058‐combo 1475 Linapuni St Ofc 100 Honolulu HI 96819

Chanticleer Apartments 96 HUD 1200 Woodrow Ave Selma AL 36701

Keller Court Apartments 105 HUD‐Combo 901 Keller Ln Ste H1 Tuscumbia AL 35674

The Plaza at Centennial Hill 129 50058‐combo 515 PERCY DR MONTGOMERY AL 36104

The Plaza at Centennial Hill II 129 50058‐combo 515 Percy Dr Montgomery AL 36104

Village Green Apartments 57 HUD‐Combo 111 Village Green Cir Apt C1 Red Bay AL 35582

Chaparral 20 RD‐Combo 980 Kenwood Avenue Kingman AZ 86401

Cimarron 40 RD‐Combo 1050 E Beverly Avenue Kingman AZ 86401

Lynx Creek 26 RD‐Combo 3241 N Majesty Drive Prescott Valley AZ 86314

Navapai 26 RD‐Combo 8800 E Yavapai Road Prescott Valley AZ 86314

Alder (AETW) Apartments 64 RD‐Combo 45 Salisbury Street Porterville CA 93257

Almond Blossom 42 RD 1550 W. Main Street Ripon CA 95366

Almond Garden 31 LIHTC 16200 Delhi Ave., Apt. 34 Delhi CA 95315

Almond Garden Elderly 34 RD‐Combo 16200 Delhi Ave., Apt. 34 Delhi CA 95315

Austin Manor 22 RD‐Combo 14900 Burns Valley Rd Clearlake CA 95422

Bardsley Garden 49 RD 1150 S. Laspina Street Tular CA 93274

Blackberry Oaks 42 RD‐Combo 801 Lyons Bald Mountain Rd. Sonora CA 95370

Blythe Villa Apartments 52 RD 251 N Palm Dr Blythe CA 92225

Burney Villa 40 RD 20181 Hudson St Burney CA 96013

Cal Weber 40 40 LIHTC 512 E. Weber Ave. Stockton CA 95202

Calexico 36 RD‐Combo 1020 Kloke Avenue Calexico CA 92231

Charleston Place 82 LIHTC 1515 E. Bianchi Rd., Apt. 201 Stockton CA 95210

Cloverdale Garden 34 RD‐Combo 18 Clark Ave. Cloverdale CA 95425

Colusa Garden 96 RD‐Combo 1319 Wescott Rd. Colusa CA 95932

Corning Apartments 44 RD 674 Toomes Ave Corning CA 96021

Cottonwood Creek 32 RD‐Combo 410 Date Street Calipatria CA 92233

Country Oaks 51 RD 2551 Allen St Live Oak CA 95953

Della Tiara Apartments 26 LIHTC 2801 Della Drive Ceres CA 95307

Diamond Terrace Apartments 86 LIHTC 6401 Center Street Clayton CA 94517

East Garden Apartments 51 RD‐Combo 10347 Willow Street Jamestown CA 95327

El Solyo Village 46 850 N. 2nd Street, Apt. 1 Patterson CA 95363

Evergreen (AETW) Apartments 41 RD‐Combo 65 Salisbury Street Porterville CA 93257

Florin Gardens 52 HUD 2536 Wah Avenue Sacramento CA 95822

Fowler Apartments 44 RD 340 E. Adams Ave. Fowler CA 93625

Garden Apartments 42 RD‐Combo 40 N. Lee Avenue Oakdale CA 95361

Hallmark Apartments 48 RD‐Combo 8964 Hall Road Lamont CA 93241

Harvest Garden 44 RD 4129 Nut Tree Livingston CA 95334

Heber ll 24 RD‐Combo 1140 Herber Avenue Heber CA 92249

Huron Plaza 64 RD‐Combo 16525 South 11th Street Huron CA 93234

Imperial Villa Apartments 40 RD 210 W Barioni Blvd # APT‐21 Imperial CA 92251

Jackson Apartments 64 RD‐Combo 1029 N. Main Street Jackson CA 95642

Jordan Downs 1b (Dec) 133 RAD‐LIHTC  2212 East Century Boulevard#103 Los Angeles CA 90002

Kingswood Apartments 44 LIHTC 5173 Hollywood Blvd., Apt 101 Los Angeles CA 90027

La Fiesta Apartments 36 RD 520 San Juan St Mc Farland CA 93250

Lilly Hill Apartments 52 HUD‐Combo 1001 Lillyhill Dr Needles CA 92363

Lindsay II Apts. 60 RD‐Combo 115 Locke Avenue Lindsay CA 93247

Lorena Heights Apts. 112 LIHTC 3327 Sabina Street Los Angeles CA 90023

Los Banos Apartments 68 RD‐Combo 44 W. I Street Los Banos CA 93635

Madera Apartments 68 RD‐Combo 1525 E. Cleveland Avenue Madera CA 93638

Magnolia Garden 34 RD 9760 Gordon Avenue #9762 Delhi CA 95315

Maywood Apartments 40 RD 2151 Fig Ln Corning CA 96021

Mesa Grande Apartments 46 RD‐Combo 1600 Lillyhill Dr Apt 46 Needles CA 92363

 PROPERTIES MANAGED BY 

MICHAELS MANAGEMENT AFFORDABLE 
(Nov 1, 2019) 

Total Units: 35,326

Total Properties: 407



PROJECT NAME UNITS TYPE ADDRESS CITY STATE ZIP

Millview Apartments 52 RD 780 Street, Apt. 207 Susanville CA 96130

Mojave Villa Apartments 52 HUD 1592 Barstow Road Mojave CA 93501

Moonlight 56 RD‐Combo 425, 455 W Chestnut Street Dixon CA 95620

Mt. Senior Center 42 RD 20635 Roff Way Burney CA 96013

Mulberry Villa 44 RD 444 W E Street Techachapi CA 93561

Newport Village 40 RD‐Combo 1011 Newport Ave Orland CA 95963

Niland 38 RD‐Combo 17 West 4th Street Niland CA 92257

Oakdale Apartments (CA) 42 RD‐Combo 30 N. Lee Avenue Oakdale CA 95361

Park Kingsburg (Shelter) 101 RD 333 Kern Street Kingsburg CA 93631

Parlier Garden 41 RD‐Combo 1105 Tulare Street Parlier CA 93648

Pine Ridge Apartments 25 RD‐Combo 349 W. Loyalton Avenue Portola CA 96122

Pinewood Manor 25 RD‐Combo 725 Pinewood Ct Williams CA 95987

Placer West 44 RD‐Combo 6055 Placer West Drive Rocklin CA 95677

Porvenir Estate I 40 LIHTC 36850 S. Lassen Avenue Huron CA 93234

Porvenir Estate II 40 LIHTC 16901 W. Tornado Avenue Huron CA 93234

Red Bluff Apartments 72 RD 111 Sale Ln Red Bluff CA 96080

Red Bluff Meadows 52 RD‐Combo 850 Kimball Rd Red Bluff CA 96080

Redondo I 36 RD‐Combo 201 North G Street Westmorland CA 92281

Renondo II 32 RD‐Combo 301 North G Street Westmorland CA 92281

Rivercrest Apartments 36 LIHTC 2809 Della Drive Ceres CA 95307

San Andreas Apartments 48 RD‐Combo 441 E. Saint Charles Street San Andreas CA 95249

Savo Island Cooperative Homes 57 HUD 2017 Stuart Street Berkeley CA 94703

Searles Apartments 56 RD 13400 Athol Street Trona CA 95362

Shafter Senior Manor 34 RD‐Combo 524 Pacific Avenue Shafter CA 93263

Skyway Apartments 24 RD 500 State Avenue Shafter CA 93263

Sunset Street 104 RD‐Combo 3655 Sunset Boulevard Rocklin CA 95677

Tahoe Pines 28 LIHTC 3431 Spruce Avenue South Lake Tahoe CA 96150

Tehachapi Senior I Apartments 37 RD‐Combo 554 W. E, Street Tehachapi CA 93561

Tehachapi Senior II Apartments 44 RD‐Combo 654 W E Street Tehachapi CA 93561

The Shadows Garden Apartments 46 HUD 402 Turre St Yreka CA 96097

Tulare Apartments 97 HUD‐Combo 1101 S. Irwin Street Tulare CA 93274

Tuolumne Apartments 52 HUD‐Combo 18400 Tuolumne Road Tuolumne CA 95379

Vineyard Manor 36 RD 19 Clark Avenue Cloverdale CA 95425

Walnut Apartments 32 RD 295 Walnut Drive, Apt. A Arvin CA 93203

Wasco‐Sunset Apartments 24 RD 1225 8th Pl Apt B Wasco CA 93280

Whitmore Oaks Apartments 53 LIHTC 2617 Blaker Road Ceres CA 95307

Willows Apartments 36 RD 175 N Villa Ave Willows CA 95988

Woodlake Apartments 48 RD‐Combo 705 W. Sequoia Ave., Apt. 116 Woodlake CA 93286

Woodlake Garden Apartments 48 RD‐Combo 705 W.Sequoia Ave., Apt 116 Woodlake CA 93286

Wright Brothers Court 158 LIHTC 38832 4th Street E Suite 2102 Palmdale CA 93550

Osage Apartments 150 Conventional 4990 Osage Dr Boulder CO 80303

The Nest 36 Conventional 2995 Eagle Way Boulder CO 80301

Thunderbird Apartments 52 Conventional 4917 Thunderbird Dr Boulder CO 80303

Brookside Estates 100 50058‐combo 6 Solomon Crossing New Haven CT 06515

Brookside Estates 2 101 50058‐combo 6 Solomon Crossing New Haven CT 06515

Crown Street (Dec) 81 CT

Rockview 77 50058‐combo 6 Solomon Crossing New Haven CT 06515

Ainger Place (Dec) 72 LIHTC 2412 Ainger Place, SE Washington DC 20020

South Cap (Dec) 195 LIHTC/RENT SUPP 4001 South Capitol Street, SW Washington DC 20032

Wardman Court 152 LIHTC 1312 Clifton St NW Washington DC 20009

Chasemont Apts (Oct 1) 83 Market 54 Cheswold Blvd Newark DE 19713

Jazz Court 44 LIHTC 313 E. 14th Street Wilmington DE 19801

Lincoln Towers 88 5008‐Combo 1800 N. Dupont Street Wilmington DE 19806

Terry Apartments 161 HUD 2410 N. Broom Street Wilimington DE 19802

Whatcoat Village 78 HUD‐Combo 992 Whatcoat Drive Dover DE 19904

Abbey Lane Apartments 125 HUD 100 Evergreen Pl SW Winter Haven FL 33880

Belmont Heights Estates I 358 50058‐combo 1607 E 25th Ave Tampa FL 33605

Belmont Heights Estates II 201 50058‐combo 3540 N 20th St Tampa FL 33605

Belmont Heights Estates III 266 50058‐combo 2419 E 31st Ave Tampa FL 33610

Bethany Court Apartments 61 HUD 501 Bethany Ct Fort Pierce FL 34950

Janies Garden 86 50058‐combo 2350 Central Ave Sarasota FL 34234

Janies Garden II 68 50058‐combo 2350 Central Ave Sarasota FL 34234

Janies Garden III 72 50058‐combo 2350 Central Ave Sarasota FL 34234

Lauderhill Point/Driftwood Terrace Ap 176 HUD‐Combo 3146 NW 19th St Ft Lauderdale FL 33311

Senior Citizens Village 101 LIHTC 801 W 4th St Jacksonville FL 32209



PROJECT NAME UNITS TYPE ADDRESS CITY STATE ZIP
The Marketplace at Janies Garden Commercial 2350 Central Ave Sarasota FL 34234

Barge Road 129 50058 2440 Barge Rd SW Atlanta GA 30331

Marietta Road 129 50058 2295 Marietta Rd NW Atlanta GA 30318

Marietta Road Tower LIHTC 2295 Marietta Rd NW Atlanta GA 30318

Peachtree Road 196 50058 2240 Peachtree Rd NW Atlanta GA 30309

Peachtree Road Tower LIHTC 2240 Peachtree Rd NW Atlanta GA 30309

Piedmont Road 208 50058 3601 Piedmont Rd NE Atlanta GA 30305

4400 Grove/ 45th & Cottage 84 LIHTC 4400‐4458 South Cottage Ave Chicago IL 60653

Carling Hotel 80 HUD‐Combo 1512 N Lasalle Drive Chicago IL 60610

City Gardens 76 50058‐combo 312 S Maplewood Ave Chicago IL 60612

Clybourn and Division 84 50058‐combo 1200 North Clybourn Chicago IL 60610

Coleman Place at Legends South 118 50058‐combo 223 E 41st St Chicago IL 60653

Gwendolyn Place 71 50058‐combo 109 E 43rd St Chicago IL 60653

Hansberry Square Of Legends South 181 50058‐combo 4034 S State St Chicago IL 60609

Mahalia Place of Legends South 110 50058‐combo 116 E 43rd St Chicago IL 60653

Park Douglas (AKA Ogden North) 137 50058‐combo 2719 W Roosevelt Rd Chicago IL 60608

Savoy Square 138 50058‐combo 4448 S State St Chicago IL 60609

The Marshall Hotel 90 LIHTC 1512 N Lasalle Drive Chicago IL 60610

The Villages of Westhaven 200 LIHTC 1949 West Lake Street Chicago IL 60612

Town & Country Apartments 121 HUD‐Combo 2562 Parkview Dr Granite City IL 62040

Westhaven Park II A 155 50058‐combo 2237 W Maypole Ave Chicago IL 60612

Westhaven Park Phase II B 127 50058‐combo 110 N Wood St Chicago IL 60612

Westhaven Park Phase II C 92 50058‐combo 1939 W Lake St # 1949 Chicago IL 60612

Westhaven Park Towers 34 50058‐combo 100 N Hermitage Ave Chicago IL 60612

Arbors at Belleville I 104 LIHTC 4940 Belleville Cir South Bend IN 46619

Arbors at Belleville II 64 LIHTC 4940 Belleville Cir South Bend IN 46619

Arbors at Belleville III 40 LIHTC 4940 Belleville Cir South Bend IN 46619

Arbors at Honey Creek 96 LIHTC 200 W Wheeler Ave Terre Haute IN 47802

Crown Park Apartments 220 407 N. Gatewood Drive Marion IN 46952

Hidden Ponds/Arbors at Walnut Creek 80 LIHTC 1 E Creekside Dr Gas City IN 46933

Hunters Run 72 LIHTC 717 E Hunters Run Dr Marion IN 46953

Windridge 136 HUD‐Combo 2502 W. Wildwood Lane Wichita KS 67217

Phoenix Hill Apartments 46 HUD 928 E Marshall Street Louisville KY 40204

Abundance Square Apartments 73 50058‐combo 3450 Desire Pkwy New Orleans LA 70126

Cypress Landing 124 HUD‐Combo 4715 Shreveport Blanchard Hwy Shreveport LA 71107

Renaissance at Allendale 40 50058‐combo 1101 Allen Ave Shreveport LA 71103

Savoy Place 158 50058‐combo 3450 Desire Pkwy New Orleans LA 70126

Savoy Place Phase II 160 50058‐combo 3450 Desire Pkwy New Orleans LA 70126

Treasure Village 34 50058‐combo 3450 Desire Pkwy New Orleans LA 70126

Elizabeth Court Apartments 110 HUD 55 E Washington St Hagerstown MD 21740

Keys Point Phase IB 68 LIHTC 6301 Boston Street Baltimore MD 21224

Keys Pointe (Previously ODonnell) 76 LIHTC 1401 Imla St Baltimore MD 21224

Pleasant View Gardens Senior 100 HUD‐Combo 201 Aisquith Street Baltimore MD 21202

Pleasant View Gardens Townhomes 201 HUD‐Combo 201 N Aisquith St Baltimore MD 21202

Rosemont Tower (Oct) 203 RADPBRA‐LIHTC 740 Poplar Grove Street Baltimore MD 21216

Stonecroft Apartments 107 HUD 11400 Stonecroft Ct # 100 Hagerstown MD 21742

Arbors at Lakeside 112 LIHTC 2921 Woods Circle Dr Jackson MI 49203

Heritage Place at Lakeside 88 LIHTC 2900 Heritage Place Dr Jackson MI 49203

Heritage Place at Magnolia 88 LIHTC 3701 15th St Detroit MI 48208

Beacon Park Townhomes 45 50058‐combo 2550 Vine St Kansas City MO 64108

Cardinal Ridge Apartments 160 50058‐combo 14220 E 49th Ter Kansas City MO 64136

Greenleaf Apartments 195 HUD 5224 E 12th St Kansas City MO 64127

Willow Glen Apartments 56 50058‐combo 527 NW 72nd Ct Kansas City MO 64118

Willow Glen Townhouses 48 50058‐combo 527 NW 72nd Ct Kansas City MO 64118

Barley Court Apartments 100 HUD‐Combo 840 Barley Ct Tupelo MS 38801

Beechlane Apartments 80 HUD‐Combo 31 Ryan St # 81 Belzoni MS 39038

Cannonade Apartments 75 HUD 125 Cannonade St Kosciusko MS 39090

Carousel Place 130 50058‐combo 4610 Vally St Meridian MS 39307

Clubview Apartments 75 HUD 481 WESTVIEW DR YAZOO CITY MS 39194

Crestview Apartments 100 HUD‐Combo 3910 Old Brandon Rd Pearl MS 39208

Driftwood Apartments 66 HUD‐Combo 210 Maxwell Ave Drew MS 38737

Ferndale Manor Apartments 80 HUD 209 Lynn Ln Starkville MS 39759

Frank Berry Court 113 50058‐combo 920 42nd Ave Meridian MS 39307

Highland View Apartments 80 HUD‐Combo 1521 W Highland Dr Jackson MS 39204

Hilldale Apartments 104 HUD‐Combo 320 Monument Dr Ofc 106 Tupelo MS 38801



PROJECT NAME UNITS TYPE ADDRESS CITY STATE ZIP

J.T. Davis Court 72 50058‐combo 3715 Vally St Meridian MS 39307

McIntosh Homes 50 50058‐combo 1320 Highway 63 N Leakesville MS 39451

Moorhead Manor Apartments 62 HUD 305 Sunflower St Ofc BUILD Moorhead MS 38761

North Hills Manor Apartments 104 HUD 4401 40th Ave Meridian MS 39305

Oak Creek Apts (Gateway West) 96 HUD 508 Lumpkin Ave Tupelo MS 38801

Oak Ridge Manor Apartments 104 HUD 301 Mcneely Rd # 6A Natchez MS 39120

Oakdale Apartments (MS) 84 HUD‐Combo 415 S First Ave Forest MS 39074

Oakhaven Apartments 80 HUD‐Combo 743 Shady Dr Yazoo City MS 39194

Pendleton Square Apartments 64 HUD 1700 Pendleton Sq Apt 65 Philadelphia MS 39350

Pine Ridge Gardens Apartments 161 HUD‐Combo 200 Rebel Woods Dr Jackson MS 39212

Raleigh Annex Apartments 69 HUD‐Combo 730 Raleigh Dr NE Magee MS 39111

Riverbreeze Manor Apartments 120 HUD 144 N Shields Ln Natchez MS 39120

Rose Garden Apartments 62 HUD‐Combo 3825 Old Brandon Rd Pearl MS 39208

South Park Manor Apartments 112 HUD 2944 S Green St Tupelo MS 38801

Sunflower Lane Apartments 104 HUD‐Combo 2106 Center St Clarksdale MS 38614

Terrace Gardens Apartments 75 HUD 1000 Aven Ave Bldg 5 Greenwood MS 38930

Willow Wood Apartments 49 HUD‐Combo 925 Grady Ave Apt 50 Yazoo City MS 39194

Wood Village Apartments 108 HUD‐Combo 1253 Wood Village Dr Jackson MS 39204

Wall Street Tower 156 Conventional 555 Canal St Manchester NH 03101

2720 Fire Road 76 LIHTC 2720 Fire Road Egg Harbor Twp NJ 08234

Akabe Village Apartments 32 LIHTC 100 LAVENDER COURT HOWELL NJ 07731

Atlantic Marina 295 HUD‐Combo 732 N. Maryland Avenue Atlantic City NJ 08401

Barbara's Place 67 50058‐combo 471 Pacific Avenue Jersey City NJ 07304

Baxter Park 90 50058‐combo 2 Wellington Way Newark NJ 07103

Bogart Commerce Commercial 130 W Front St Plainfield NJ 07060

Boulevard West 89 220 Irvine Turner Blvd. Newark NJ 7108

Branch Village Townhomes II (Oct) 74 1700 S. 9th Street Camden NJ 08104

Brigantine Homes 160 HUD‐Combo 1062 Bringantine Blvd. Atlantic City NJ 8401

Brittin Village (Oct 1) 66 LIHTC Combo 3911 Federal Street Pennsauken NJ 08110

Carrino Plaza 60 LIHTC 416‐26 Broadway Newark NJ 07104

Catherine Todd 67 547 Montgomery St. Jersey City NJ 7302

Clifton Main Mews, LLC 51 LIHTC 988 Main Avenue Clifton NJ 07011

Cooper Plaza 64 LIHTC 738‐A Washington Ave. Camden NJ 8103

DeForest Soaries Jr Res at Somerset 64 LIHTC 630 Franklin Blvd Somerset NJ 08873

Eagle Crest Apartments 49 LIHTC 111 Spieth Way Toms River NJ 08755

Esperanza Apartments 46 LIHTC 10 Wood Street Trenton NJ 21740

Francis J. Gorman Manor (Carpenter's 101 LIHTC 430 S. Broadway Gloucester City NJ 8030

Glasstown Residence @Riverpark 74 LIHTC 224 S. 2nd Street Millville NJ 08332

Glennview TH 63 5008‐Combo 463 Pacific Avenue Jersey City NJ 07304

Glennview Townhouses II 65 5008‐Combo 463 Pacific Avenue Jersey City NJ 07304

Halls Corner 154 HUD 551 Cranbury Rd East Brunswick NJ 08816

Harrison Park Square 57 LIHTC 140 Spruce Street Newark NJ 07108

Horizions at Clifton II 104 LIHTC 100 Scales Plz, Ste 100 Clifton NJ 07013

Horizions at Clifton III LIHTC 100 Scales Plz Clifton NJ 07013

Horizon Heights 54 LIHTC 4906 Broadway Union City NJ 07087

Horizons at Plainfield 82 LIHTC 130 W Front St Plainfield NJ 07060

Kershaw Commons 31 LIHTC 6000 Applewood Dr # 6100 Freehold NJ 07728

Lafayette Senior 83 50058‐combo 463 Pacific Avenue Jersey City NJ 07304

Lincoln Towers (NJ) 209 Conventional 69 Lincoln Street #79 Newark NJ 07103

Living Springs Manor 20 LIHTC 501 Parkview Drive Delanco NJ 08075

Living Springs Senior Residence 100 LIHTC 600 Parkview Drive Delanco NJ 08075

McGuire Gardens (Oct) 232 PBV‐LIHTC 114 Boyd Street Camden NJ 08105

Mi Casa Village 78 LIHTC 1892 River Avenue Camden NJ 08105

Mill Creek Garden 116 214 Cornelison Avenue Jersey City NJ 07302

Monastery 70 LIHTC 1901 West St Union City NJ 07087

Montvale Commons 28 LIHTC 150 Nottingham Ct Montvale NJ 07645

Morgan Village 40 50058‐combo 2241 Van Buren St Camden NJ 08104

NIA 200 HUD 130 Panogtkua Ave., Apt. 18 bridgeton NJ 08302

Ocean Pointe Elderly 59 50058‐combo 460 Ocean Avenue Jersey City NJ 07305

Ocean Towers 100 HUD‐Combo 425 Ocean Avenue Jersey City NJ 07305

Pacific Court 72 50058‐combo 148 Bramhall Avenue Jersey City NJ 07304

Park Plaza Apartments 51 HUD 150 Mathistown road Little Egg Harbor Twp. NJ 08087

Pennsville Towers 99 HUD 40 Eaton Road Pennsville NJ 08070

Renaissance @ Asbury Park 64 1012 Springwood Avenue Asbury NJ 07712

Roosevelt Manor Phase IX & X 89 50058‐combo 715 Chelton Ave Camden NJ 08104
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Roosevelt Manor Phase V ‐ IRM 86 50058‐combo 677 Tilghman Dr Camden NJ 08104

Rowan Towers 196 HUD 620 W. State Street Trenton NJ 08618

Salem Towers 112 HUD 98 High Street Orange NJ 07050

Sams Place Apartments 19 LIHTC 446‐60 E 19th St Paterson NJ 07524

Sebastian Villa Apartments 171 HUD 2305 W Bangs Ave Neptune NJ 07753

Senior Horizons at Bayonne 60 LIHTC 74 Lexington Ave Bayonne NJ 07002

Senior Horizons at Clifton 126 LIHTC 714 Clifton Ave Clifton NJ 07013

Senior Horizons at Clifton II 104 LIHTC 100 Scales Plz Ste 100 Clifton NJ 07013

Senior Horizons at Clifton III 104 LIHTC 101 Scales Plz Clifton NJ 07013

Tagliareni Plaza 47 LIHTC 732 Avenue E Bayonne NJ 07002

The Branches at Centerville 50 50058‐combo 1700 S 9th Street Camden NJ 08104

Townhouse Terrace East I 82 HUD‐Combo 732A N. Maryland Avenue Atlantic City NJ 08401

Vineland Gardens 76 HUD‐Combo 775 S. 6th Street Vineland NJ 08360

Walnut Manor 100 HUD‐Combo 794 E. Walnut Road Vineland NJ 08360

Waterfront Village (Oct 1) 70 LIHTC 100 Maud Booth Court Bordentown NJ 08505

Winteringham Village 183 HUD 1040 Route 166, Bldg. 7 Toms River NJ 08753

Woodward Terrace 70 50058‐Combo 148 Bramhall Avenue Jersey City NJ 07304

Pahrump Valley Apartments 33 RD‐Combo 2151 Pahrump Valley Blvd Pahrump NV 89048

Spring Mountain Apartments 33 RD 1441 E Calvada Blvd Pahrump NV 89048

Brownsville Gardens 162 HUD 50 Legion St. Brooklyn NY 11212

Century Sunrise 104 LIHTC 139 Baldwin St Johnson City NY 13790

Homesteads on Ampersand 64 LIHTC 34 Ampersand Dr Ste 103 Plattsburgh NY 12901

Horizons at Fishkill 90 LIHTC 14 Dogwood Ln Beacon NY 12508

Horizons at Monticello 56 LIHTC 81 Harmony Ln # 100 Monticello NY 12701

Horizons at Wawayanda 107 LIHTC 3476 Route 6 Middletown NY 10940

Horizons at Wurtsboro 49 LIHTC 224 Sullivan St Wurtsboro NY 12790

Liberty Commons Apartments 73 LIHTC 5 Liberty Commons Way Liberty NY 12754

Lionheart Residences 71 LIHTC 100 LIONHEART MANOR COHOES NY 12047

Main Street Houses 62 LIHTC 5254 Main Street Ste A South Fallsburg NY 12779

Mason's Ridge Apartments 84 LIHTC 2301 Snake Hill Rd New Windsor NY 12553

Pinecrest Manor 131 HUD 1100 Amuso Dr Mount Kisco NY 10549

Senior Horizons at Newburgh 71 LIHTC 353 S Plank Rd # 55 Newburgh NY 12550

Senior Horizons at Silver Lake 86 LIHTC 140 Bert Crawford Rd Middletown NY 10940

Skyline Gardens Apartments 189 HUD‐Combo 123 Livingston Ave Apt E‐7 Albany NY 12207

The Views at Rocky Glen 82 LIHTC 402 Rocky Glen Rd Beacon NY 12508

Germantown Village 60 50058‐combo 464 S Broadway St Dayton OH 45402

Country Club Gardens (Haskell) 49 5008‐Combo 959 Country Club Drive Tulsa OK 74127

Country Club Gardens (Latimer) 128 5008‐Combo 959 Country Club Drive Tulsa OK 74127

Country Club Gardens (Newton) 76 5008‐Combo 959 Country Club Drive Tulsa OK 74127

Country Club Gardens (Nogales) 28 5008‐Combo 959 Country Club Drive Tulsa OK 74127

Country Club Gardens (Osage) 72 5008‐Combo 959 Country Club Drive Tulsa OK 74127

Country Park 60 HUD 1601 S. Henderson Street Chickasha OK 73018

Indian Hills Apartments 60 HUD 192 Antry Drive Catoosa OK 74015

Lakeshore Apartments 65 HUD 1104 N. Wllow Place Claremore OK 74017

London Square Village 200 HUD‐Combo 7533 NW 6th Street Oklahoma City OK 73127

Nottingham Square 159 HUD 2444 N. Nottingham Way Mooew OK 73160

River Bank Plaza 80 HUD 6518 S. Newport Avenue Tulsa OK 74136

Rockwell Villa Apartments 60 HUD‐Combo 905 N. Rockwell Avenue Oklahoma City OK 73127

West Edison Plaza 66 HUD 570 N. 39th West Avenue Tulsa OK 74127

Ascension Manor 280 HUD 911 Franklin N. Steet Philadelphia PA 19123

Bangor Elderly 101 HUD 101 Murray St Bangor PA 18013

Bentleyville Apartments 102 HUD 507 Old West Road Bentleyville PA 15314

Bethlehem Townhouses I 111 HUD 1005C Livingston St Bethlehem PA 18017

Charter Arms 00118 1 Potter Street Warminster PA 18974

Chester Apartments 105 HUD 1225 W 9th Street Chester PA 19013

Coal Township Elderly 101 HUD 101 N. Ash Street Coal Twp. PA 17866

Courtyard Apts, at Riverview 470 LIHTC 1021 S. 4th Street Philadelphia PA 19147

Dauphin Arms 71 LIHTC 2230 N. 13th Street Philadelphia PA 19133

Easton Senior Citizens Housing 98 HUD 127 S 4th St Easton PA 18042

Eight Diamonds Townhomes 152 5008‐Combo 2028 W. Norris Street Philadelphia PA 19121

Executive House Apts (Oct 1) 101 Market 150 Oakland Ave Lansdale PA 19446

Filbern Manor 127 HUD 410 N. Water Street, Suite A West Newton PA 15089

Haddington Elderly Housing 137 HUD 5600 Race Street Philadelphia PA 19139

Haddington Townhouses 127 HUD 5437 Wyalusing Ave. Apt.CA1 Philadelphia PA 19131

Hazlewood Apartments 100 1000 W 28th Street Hazle Township PA 18202
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Hunters Ridge 126 HUD 800 Hunters Rd. Brownsville PA 15417

Jackies Garden 135 HUD 1836 N. 20th Street Philadelphia PA 19121

Jameson Court 72 LIHTC 4435 Parrish Street Philadelphia PA 19104

Kensington Townhouse 71 HUD 2607 N. Howard Street Philadelphia PA 19133

Kings Ferry Square 71 LIHTC 3125 Reed Street Philadelphia PA 19146

Lansford Townhouses 51 HUD 100 Lansford Ct. Lansford PA 18232

Laura Lane Apts (Oct 1) 69 Market 801 Laura Lane Norristown PA 19401

Lehighton Elderly 113 HUD 101 S. 1st Street Lehighton PA 18235

Little Lehigh Manor 111 HUD 824 Jackson St Allentown PA 18102

Mahanoy Elderly 124 HUD 10 W. Centre Street Mahanoy City PA 17948

Mallard Run Apts 101 HUD 820 Lisburn Road Camphill PA 17011

Manayunk Garden Apts (Nov 1) 108 Market 3901 Manayunk Ave Philadelphia PA 19128

Meadowood Apartments 148 RD‐Combo 1051 Allendale Road Mechanicsburg PA 17055

Milton Village 80 HUD 751 Mahoning Street Milton PA 17847

Moreland Towers 138 HUD 36 E. Moreland Avenue Hatboro PA 19040

Mt. Sinai Apartments 38 LIHTC 430 Reed Street Philadelphia PA 19147

Munroe Tower 101 HUD 101 Delaware Avenue Oakmont PA 15139

Neumann North Senior Housing 67 50058‐combo 1741 Frankford Avenue Philadelphia PA 19125

New Covenant Manor 56 LIHTC 7500 Germantown Avenue Philadelphia PA 19119

Orchard Apartments 81 HUD 2204 Cedar Run Drive Ext. Camp Hill PA 17011

Park Spring Apartments 151 HUD 1800 Park Springs Blvd Spring City PA 19475

Parkford 102 HUD 601 Parford Drive South Park PA 15129

Reading Elderly Housing 201 HUD 100 N Front St Reading PA 19601

Regency Park Apartments 126 HUD 699 Victoria Dr Coatesville PA 19320

Rolling Hills Apartments 232 HUD 2120 Buchert Rd Apt 235 Pottstown PA 19464

Rostraver Apartments 96 HUD 47 Mathews Road Office 214 Belle Vernon PA 15012

Sharswood Townhouses 71 LIHTC 1425 N. 23rd Street Philadelphia PA 19121

Sharswood Townhouses II 60 LIHTC 1450 N. 21st Street Philadelphia PA 19121

Shirley Futch Plaza 101 HUD 4 S. Kistler Street East Stroudsburg PA 18301

Spring Garden Community Rev II 58 50058‐combo 601 N. 17th Street Philadelphia PA 19130

Spring Garden Towers 210 HUD 1818 Spring Garden Street Philadelphia PA 19130

Spring Run Apartments 101 HUD 1999 Marshall Road, Office 509 Monaca PA 15061

Strawberry Patch Apartments 51 HUD 1000 4th St Whitehall PA 18052

Timberland 100 HUD 610 Lycoming Street Williamsport PA 17701

Village Park Apartments 160 HUD Townhouse Boulevard Scranton PA 18508

West Poplar Apartments 140 HUD 637 N. 13th Street Philadelphia PA 19123

Williamsport Elderly 101 HUD 798 W. Edwin Street Williamsport PA 17701

Wister Apartments 200 HUD 292 E. Ashmead Street Philadelphia PA 19144

Wyndcliffe House 100 RD‐Combo 100 Chestnut Street Hamburg PA 19526

Zephyr Apartments 43 HUD 3150 Lehigh St Whitehall PA 18052

Glenfield Apartments 104 HUD 2450 Columbia Rd Orangeburg SC 29118

Northbridge Courts Apartments 101 HUD 110 Northbridge Ct Moncks Corner SC 29461

Woods Edge Apartments 131 HUD 109 Hillpine Rd Columbia SC 29212

Reddick Street Apartments 65 LIHTC 302 Battlement St Franklin TN 37064

Senior Residence at Reddick Street 49 50058‐combo 198 Granbury St Franklin TN 37064

Chaparral Apartments 124 HUD 4201 N Garfield St Midland TX 79705

Kings Row Apartments 180 HUD‐Combo 4141 Barberry Dr Houston TX 77051

Yale Village Apartments 250 HUD‐Combo 5673 Yale St Houston TX 77076

Atlantis Apartments 208 HUD‐Combo 999 Atlantis Drive Virginia Beach VA 23451

Garrison Woods 131 HUD 207 Garrison Woods Dr Ofc Stafford VA 22556

Canebrake Apts 52 HUD 3940 Mars Hill Rd. Frederiksted, St Croix VI 00840

Croixville Apartments 81 LIHTC 14B Plessen, Croixville Frederiksted VI 00840

Harborview Apartments 300 HUD 243 Goldenrock, Christiansted St. Croix VI 00820

Sugar Estates 80 LIHTC 9159 Estate Thomas St Thomas VI 00802

Apple Valley 30 RD‐Combo 8611 Depot Road Lynden WA 98264

Bayside 20 RD‐Combo 1106 24th St Anacortes WA 98221

Bayview Gardens 30 RD‐Combo 7822 272nd Street NW Stanwood WA 98292

Brindlewood 68 RD‐Combo 1401 Johnson Road Centralia WA 98531

Bryant Manor (Nov 1) 58 HUD 1801 E. Yesler Way Seattle WA 98122

Chelsea 40 RD‐Combo 280 NE Izett Street Oak Harbor WA 98277

Claridge Court 44 RD‐Combo 1235 Landes Street Port Townsend WA 98368

Clark Village 28 HUD‐Combo 225 8th Street Washougal WA 98671

Fruit Valley 40 HUD‐Combo 1904 West 34th Street Vancouver WA 98277

Golden Elm 35 RD‐Combo 1323 Battersby Ave Enumclaw WA 98022

Hancock 24 RD‐Combo 620 Hancock Street Port Townsend WA 98368
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Harbor Village 28 HUD‐Combo 55 SW 6th Ave Oak Harbor WA 98277

Harborview 32 RD‐Combo 1110 27th Court Anacortes WA 98221

Harmony House 30 RD‐Combo 11000 N 13th Street Shelton WA 98584

Imperial Apartments (Nov 1) 15 HUD 1427 East Pike Street Seattle WA 98122

La Venture Village 30 RD‐Combo 422 N LaVenture Mt Vernon WA 98227

Madrona Valley 24 RD‐Combo 204 N Mail Street Coupeville WA 98239

Meadow Park 45 RD‐Combo 7527 51st Avenue NE Marysville WA 98270

Montclair 20 RD‐Combo 605 South Kentucky Ave Granite Falls WA 98252

Mountain View Ct 72 RD‐Combo 303 South 5th Avenue Sequim WA 98382

Murdock Court 24 RD‐Combo 123 N Murdock St Sedro Woolley WA 98284

Newport 16 RD‐Combo 280 NE Izett Street Oak Harbor WA 98277

Parkview 63 HUD‐Combo 1413 E 7th Ave Spokane WA 99202

Pheasant Hill 50 RD‐Combo 606 Juniper Road Toppenish WA 98948

Rivergrove 36 RD‐Combo 617 Southeast Fourth St Battle Ground WA 98604

Saratoga Terrace 24 RD‐Combo 350 Manchester Way Langley WA 98260

Texada Apartments (Nov 1) 25 HUD 1128 13th Avenue Seattle WA 98122

Wellington 68 RD‐Combo 4239 84th Street NE Marysville WA 98270

Whitehorse 20 RD‐Combo 555 Elwell STreet Darrington WA 98241

Woodgate 40 RD‐Combo 308 Woodgate Place Burlington WA 98233

Adams Landing 85 HUD 820 Virginia Aveue Huntington WV 25704

Jane Lew Apartments 60 HUD 107 Virginia Street Jane Lew WV 26378

Valley Green Apartments 121 HUD 345 S. Florida Street Buckhannon WV 26201

Wildwood House 163 HUD 150 Autumn Lane Beckley WV 25801

Maplewood

Mission Trail at El Camino Real
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DEVELOPMENT AGREEMENT 
 

HALEWAI’OLU SENIOR RESIDENCES 
 

1. DATE OF THIS AGREEMENT  
 

 

2. PARTIES 
 

City and County of Honolulu 
Honolulu Hale . 
530 South King Street 
Honolulu, Hawaii 96813 

 
With copy to: Director 

Department of Planning and Permitting 
650 South King Street, 7th Floor 
Honolulu, Hawaii 96813 

 
Halewai’olu Senior 
Development, LLC 
737 Bishop Street, Suite 2020 
Honolulu, Hawaii 96813 

 
With copy to: The Michaels Development Company 

2 Cooper Street, 14th Floor 
Camden, NJ 08102 

 

Hawaii Housing Finance and Development Corporation 
State of Hawaii 
Department of Business, Economic Development and Tourism 
677 Queen Street, Suite 300 
Honolulu, Hawaii 96813 

 
3. DEFINITIONS 

A. "City'' means the City and County of Honolulu. 
 

B. "City Council" means the City Council of the City and County of Honolulu. 
 

C. "Department of Planning and Permitting" and "DPP" means the 
Department of Planning and Permitting of the City and County of 
Honolulu. 
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D. "Developer" means the Halewai’olu Senior Development, LLC, a 
Hawaii limited liability company. 

 
E. "Hawaii Housing Finance and Development Corporation" and "HHFDC" 

means the Hawaii Housing Finance and Development Corporation, a 
public body and a body corporate and politic of the State of Hawaii. 

 
F. "City Development Agreement" means that certain Development 

Agreement – Halewai’olu Senior Residences, dated May 17, 2016, 
made by and between City and County of Honolulu and the Developer. 

 
G. "Preliminary Plans" means the preliminary plans dated                        , and 

outline specifications dated                       , prepared by WRNS Studio, 
submitted to the City Council on 

  
 

 
H. "Project" and "Halewai’olu Senior Development" means a 156-unit affordable 

rental housing project consisting of a single, seventeen-story, high-rise 
building with a multipurpose room, commercial space, and with 51 parking 
spaces. 

 
I. "Project Land" means the parcels of land identified as Tax Map Key No. 

(1) 1-7-006:012, and described in Exhibit "A," which exhibit is attached to this 
Agreement and made a part hereof. The vacant property is 0.62 acres and 
owned by the City. 

 
J. "Resolution" means Resolution                   , adopted by the City Council on  

                       . 
 
4. RECITALS 

 

A. The Developer requested the City Council to exercise the authority stated in 
Chapter 201H, Hawaii Revised Statutes ("HRS"), and any successor statute, 
granted to the City under the provisions of Section 46-15.1, HRS, by 
exempting the Project from certain planning, zoning, construction standards of 
subdivisions, development and improvement of land, and the construction of 
units thereon, in order to accommodate development of the Project by the 
Developer on the Project Land as more particularly described in the 
Preliminary Plans. 

 
B. The City Council approved the Preliminary Plans which include the 

requested exemptions by its adoption of Resolution                    on 
                   , in furtherance of and consistent with the public 
purpose of providing affordable living opportunities. 
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5. DEVELOPER'S AGREEMENTS 

The Developer agrees with the City and HHFDC as follows: 
 

A. The Project shall include the following improvements: 
 

(1) A single, seventeen-story, high-rise building with a multipurpose and 
meeting rooms, and a commercial space. The Project will offer 156 
rental apartments, including 1 on-site manager unit, 51 parking stalls, 
bicycle racks, outdoor courtyard pace and a recreation deck.  
Apartments will consist of 130 one- bedroom units and 26 two-
bedroom units, with the size and affordability summarized as follows: 

 
Table 1 -Type of Apartment Units 

 

Unit 
Type 

Number of 
Bedrooms 

Unit Size 
(square 

feet) 
Percent 

Affordable 
Number of 

Units 

1A 1 490 100 26 
1B 1 482 100 26 
1C 1 481 100. 26 
1D 1 476 100 26 
1E 1 475 100 26 
2A 2 838 100 13 
2B 2 838 100 13 

Total    156 
 

(2) All apartments (100 percent) will meet the affordability requirements of 
the City's HRS Chapter 201H program. Affordability levels for the 
apartments at Halewai’olu Senior Residences will range from 30 
percent to 80 percent of the AMI, with the majority of apartments in the 
60 to 80 percent AMI range. The affordability of apartments at each 
affordability level is summarized below, unless otherwise approved by 
HHFDC: 
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Table 2 -Affordability Level of Units Based on AMI 
 

Unit Type 30% 
AMI 

60% 
AMI 

80%  
AMI 

Manager 
Unit Subtotal 

1-Bedroom 8 115 7 - 130 
2-Bedroom - 16 9 1 26 
Subtotals 8 131 16 1 156 
% of Total 5.1% 84.0% 10.3% 0.6% 100% 

 

Rental prices will be based on rates for the City and County of 
Honolulu published annually by HHFDC based on income levels 
and limits established by the U.S. Department of Housing and 
Urban Development, adjusted for household income, unit and 
family size, and utility allowance. By way of example, the 
Affordable Rent Guidelines for the City and County of Honolulu 
County in 2020 are summarized as follows: 

 
Table 3 - Affordable Rent Guidelines Based on AMI 

 
 

Unit Types 
30%AMI 

($} 
50%AMI 

($) 
60%AMI 

($} 
80%AMI 

($) 
100%AMI 

($) 
1-Bedroom 708 1,181 1,417 1,890 2,362 
2-Bedroom 850 1,417 1,701 2,268 2,835 

 
(3) Construction of the Project must commence within 24 months after 

the effective date of Resolution                   .  The term of the ground 
lease shall commence upon the date of closing of construction 
financing for the applicable phase and continue until the earlier of: 
(i) 65 years after the date of issuance of a certificate of occupancy; 
or (ii) 68 years after the date of closing of construction financing. 

 
(4) The Project shall comply with Section 196-9, HRS, to the extent 

reasonably practicable and substantially consistent with the 
Developer's Preliminary Plans. The Developer shall meet or 
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exceed the design standards for Silver Rating by the U.S. Green 
Building Council's Leadership in Energy and Environmental Design 
(LEED) for Homes, or another comparable state-approved, nationally 
recognized, and consensus-based guideline, standard or system. By 
way of example, Halewai’olu Senior Development will feature: Energy 
Star appliances and low-flow water fixtures. Developer's design 
development plans shall be approved by the City's Department of 
Planning and Permitting. 

 
(5) Consistent with the Developer's Preliminary Plans, the Project must 

include an on-site water distribution system to provide potable and fire 
protection water service; and an on-site drainage system. 

 
(6) Notwithstanding anything in this Agreement to the contrary and except 

as specifically provided herein, the actual unit types, counts and rents, 
and other specific characteristics shall be determined by Developer 
based on prevailing market conditions as determined by Developer in 
Developer's sole reasonable discretion at the commencement of 
development, subject to City’s approval. If there is any inconsistency 
or conflict between the terms of this Agreement and the City 
Development Agreement, the terms of the City Development 
Agreement will control. 

 
B. The Developer shall furnish DPP and HHFDC evidence of a performance 

and payment bond provided by the general contractor for the Project. 
 

C. The Developer shall submit the following reports to the City and HHFDC 
subject to verification as reasonably requested by the City and/or HHFDC: 

 
(1) A monthly status report as concurrently submitted to HHFDC on the 

progress of the construction of the Project commencing at the start of 
construction and continuing on the first day of each calendar month 
thereafter until construction of the Project is completed; 

 
(2) A final report to the City and HHFDC summarizing the work completed 

within ninety (90) days after obtaining the certificate of occupancy for 
the Project issued by DPP; and 



6  

(3) An annual report for the Project covering the period commencing 
on a date to be agreed upon by the City, the HHFDC, and the 
Developer pertaining to the operation of the Project and the 
Developer's compliance with the terms of this Agreement. 

 
D. The Developer shall permit representatives or agents of the City and/or 

HHFDC to inspect the Project during normal construction hours with 
reasonable prior notice to the Developer and general contractor. 
Representatives or agents of the City shall not interfere with work in 
progress at the Project. 

 
E. The Developer shall permit representatives or agents of the City and/or 

the HHFDC to inspect Developer's records pertaining to the construction 
of any phases of the Project. Representatives and agents of the City shall 
not interfere with work in progress at the Project. 

 
F. The Developer shall permit representatives or agents of the City and/or 

the HHFDC to conduct annual inspections after completion of the Project 
and to monitor Developer's compliance with this Agreement and 
applicable laws, regulations, and ordinances. 

 
G. The Developer shall notify the City and the HHFDC within 24 hours or as 

promptly as practicable if any lender shall declare the Developer to be in 
default. 

 

H. Notwithstanding anything to the contrary in this Agreement, the parties 
agree that the form of reports submitted to HHFDC shall be sufficient for 
the City's purposes and may be relied upon by the City to satisfy the 
reporting requirements hereunder. 

 
6. CITY EXEMPTIONS 

The City agrees with the developer that the exemptions granted in 
Resolution                    shall apply to the Project. 

 
7 . CONDITION OF THE RESOLUTION 

A. If construction of the Project does not commence within 24 months after 
the effective date of Resolution                   , the exemptions granted by 
the Resolution shall be null and void. 

 
B. If the Developer fails to complete construction of the Project, the 

exemptions granted by the Resolution shall be null and void. 
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C. The exemptions granted by the Resolution shall not be transferable to any 
other land or property, not specifically described in Exhibit A, attached hereto 
and made a part hereof. 

 
8. CITY'S AND HHFDC'S RELATIONSHIP TO THE DEVELOPER AND PROJECT 

 
This Agreement shall not be construed as creating a partnership, joint venture, or 
other agency relationship between the City, the HHFDC, and the Developer. The City 
and the HHFDC are not the developer of the Project and shall not be deemed to 
have assumed any liability whatsoever with respect to the development, construction, 
ownership, management, and operation of the Project. 

 

The Developer shall defend, Indemnify, and hold the City and/or HHFDC harmless 
from any claim or demand made by any person or entity pertaining to the Project for 
death, personal injury, and property damage, including attorney's reasonable fees. 

 
9. CITY'S AND HHFDC'S RIGHTS AND REMEDIES: PAYMENT TO HHFDC FOR 

EXCESSIVE RENTAL PRICE 
 

The City, including the City Council, and the HHFDC reserve all rights and remedies 
available to it in law or in equity if the Developer shall fail to perform any of the 
Developer's obligations in this Agreement and shall fail to correct such default within 
thirty (30) days after written notice of the default from the City and/or the HHFDC, or 
such longer time as may be reasonably necessary to effect such cure in the event 
that such cure cannot be reasonably accomplished within said thirty (30) day period 
so long as the Developer shall commence efforts to cure within the 30-day period 
and diligently proceed with such cure. 

 
In addition to all other remedies available to the City and/or HHFDC as stated in this 
Agreement, if the Developer rents any affordable unit at a level exceeding  the rental 
price guidelines for those income limits stated in Section 5(A)(2) above, HHFDC shall 
have all legal and equitable rights to which HHFDC may be entitled under the laws of 
the State of Hawaii, including without limitation the rights and remedies set forth in the 
City Development Agreement. 

 
10. MISCELLANEOUS TERMS 

 
A. Amendment. The provisions of this Agreement may be amended only by 

each party executing a subsequent written document which states each 
amended provision. 

 
B. Binding Effect. Upon its execution by each party, the Agreement shall 

become binding and enforceable according to its provisions. If more than one 
party is obligated to perform an act by any provisions stated in this 
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Agreement, those parties shall be jointly and severally liable and obligated 
for the performance of those acts.  The rights and obligations of each 
party named in this Agreement shall bind and inure to the benefit of each 
party, respectively, and the respective heirs, personal representatives, 
successors, and assigns of each party. 

 
C. Applicable Law. The provisions of this Agreement shall be interpreted in 

accordance with the law of the State of Hawaii as that law is construed 
and amended from time to time. 

 
D. Authorization. The individuals executing this Agreement are authorized to 

do so for their respective party. 
 

E. Consent: Subsequent Agreement. If a subsequent consent required of 
any party by the provisions of this Agreement is requested by a party, it 
shall not be unreasonably withheld by the party to whom the request is 
made. 

 
F. Construction. Each party named in this Agreement acknowledges and 

agrees that (i) each party has actively participated in the negotiation and 
preparation of this Agreement; (ii) each party has consulted with their 
respective legal counsel and other professional advisors as each party 
has deemed appropriate; and (iii) each party has agreed to be bound by 
the terms stated in this Agreement following its review and obtaining 
advice. 

 
G. Counterparts. This Agreement may be executed by the parties in 

counterparts. The counterparts executed by the parties named in this 
Agreement and properly acknowledged, if necessary, taken together, shall 
constitute a single Agreement. 

 
H. Dates.  If any dates stated in this Agreement fall on a Saturday, Sunday, 

or legal holiday observed by the City, such date shall be the next following 
business day. 

 
I. Defined Terms. Certain terms where they initially are used in this 

Agreement are set off by quotation marks enclosed in parentheses and 
are subsequently capitalized. Those designated terms shall have the 
same meaning throughout this Agreement, unless otherwise specifically 
stated or clearly appropriate in the context. 

 
J. Force Majeure. If any party is prevented from performing its obligations 

stated in this Agreement by any event not within the reasonable control of 
that party, including, but not limited to an act of God, public enemy, or war, 
fire, an act or failure to act of a government entity, unavailability of 
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materials, or actions by or against labor unions, it shall not be in default in the 
performance of its obligations stated in this Agreement. 

 
Provided, however, any party delayed by such an event shall request an 
extension of time to perform Its obligations stated in this Agreement by 
notifying the party to which it is obligated within ten days following the event. If 
the notified party agrees that the event was the cause of the delay, the time to 
perform the obligations stated in this Agreement shall be extended by the 
number of days of delay caused by the event. If the required notice is not 
given by the delayed party, no time extension shall be granted. 

 
K. Gender: Number. In this Agreement, the use of any gender shall include all 

genders and the use of number in reference to nouns and pronouns shall 
include the singular or plural, as the context dictates. 

 
L. Integration.  This Agreement contains all of the provisions of the agreement 

between the parties pertaining to the subject matter stated in this Agreement. 
Each party acknowledges that no person or entity made any oral or written 
representation on which a party has relied on as a basis to enter into the 
agreement. 

 
M. Memorandum. If required by the provisions of this Agreement or requested 

by any party, a memorandum of this Agreement shall be executed by the 
parties, the signatures properly acknowledged by a Notary Public, and 
recorded in the Bureau of Conveyances/Land Court, State of Hawaii. 

 
N. No Drafter. No party shall be deemed to have drafted this Agreement. No 

provision stated in this Agreement shall be construed against any party as its 
drafter. 

 
0. Notice. Any notice required or permitted by the provision of this Agreement to 

be given by a party to any other party, shall be written and either shall be 
delivered personally or mailed postage prepaid by certified mail, return 
receipt requested, to each other party at the address and to the person 
designated by each party, stated below. No other method of notice shall be 
effective. 

(1) CITY AND COUNTY OF HONOLULU: 

City and County of Honolulu 
Honolulu Hale 
530 South King Street Honolulu, 
Hawaii 96813 
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With copy to: Director 
Department of Planning and Permitting 
650 South King Street, 7th Floor 
Honolulu, Hawaii 96813 

(2) HALEWAI’OLU SENIOR DEVELOPMENT, LLC  

Halewai’olu Senior Development, LLC 
737 Bishop Street, Suite 2020 
Honolulu, Hawaii 96813 

 
With copy to: The Michaels Development Company 

2 Cooper Street, 14th Floor 
Camden, NJ 08102 

 
(3) STATE OF HAWAII 

 
Hawaii Housing Finance and Development Corporation 
State of Hawaii 
Department of Business, Economic Development and Tourism 
677 Queen Street, Suite 300 
Honolulu, Hawaii 96813 

 
P. Paragraph Titles. The titles of provisions stated in this Agreement are 

 included only for the convenience of the parties. They shall not be 
considered in the construction of the provisions stated in this Agreement. 

 
Q. Required Actions by the Parties. Each party named in this Agreement 

agrees to execute the Agreement and to diligently undertake the acts 
necessary to consummate the transaction contemplated by this 
Agreement. 

 
R. Severability. If any provision stated in this Agreement subsequently is 

determined to be invalid, illegal, or unenforceable, that determination shall 
not affect the validity, legality, or enforceability of the remaining provisions 
stated herein. 

 
S. Survival. Any representation and warranty stated in this Agreement made 

by a party shall survive the termination of the agreement, unless otherwise 
specifically stated. 

 

[The remainder of this page is intentionally left blank. The signature page follows.] 



11  

IN WITNESS WHEREOF, the undersigned parties have signed this instrument 
as of the date first written above. 

 
 

DEVELOPER: 
 

HALEWAI’OLU SENIOR DEVELOPMENT, a 
Hawaii limited liability company 

 
 
 

By    

By: Halewaiolu-Michaels, LLC 
Its Managing Manager 
Karen Seddon 

 
 

APPROVED AS TO FORM: 
 
 
 
 

By                                             
Deputy Attorney General 
for the State of Hawaii 

 
 
 
 

APPROVED AS TO FORM AND 
LEGALITY: 

HHFDC: 
 

HAWAII HOUSING FINANCE AND 
DEVELOPMENT CORPORATION 

 
 

By                                              
[NAME] 
Its Executive Director 

 
 
 
 

CITY: 
 

CITY AND COUNTY OF HONOLULU 
 
 

 
By                                                         

By                                                     
Deputy Corporation Counsel 
for the City and County of 
Honolulu 

[NAME] 
Its Acting Director of the 
Department of Planning and 
Permitting 
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Notary Page 
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Appendix I
NEPA EA and Appendices
(see separate PDF file) 
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Appendix J
Resolution 16-70, CD1, FD1 
Adopted
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Appendix K
Comparing the 
Development Agreement 
to the Project 
(excerpt from the NEPA EA)
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 PROJECT DESCRIPTION 

2.1 PROJECT BACKGROUND 
The City,  through its Department of Community Services and the Mayor's Office of Housing, published  a 
Request for Proposal on July 3, 2014, with the intention to “realize the Chinatown community's need for a 
quality affordable senior housing development.”1 
 

Developer proposals were submitted on September 5, 2014, followed by developer presentations to the 
Selection Committee on November 10, 2014, and after Best and Final Offers were finalized on February 9, 
2015, HSD was  informed by  the City via a  letter dated April 4, 2015,  that  it had been  selected as  the 
developer for the Project. 
 
After a presentation to Mayor Kirk Caldwell and the Administrative Staff on April 28, 2015, HSD and the 
City entered into negotiations on a Development Agreement until a final draft was completed on November 
6,  2015,  enabling  the  City  to  file  Resolution No.  16‐70  for  City  Council  approval  of  the Development 
Agreement. Resolution No. 16‐70 was introduced to the Honolulu City Council Budget Committee on March 
16, 2016 and approved on March 30, 2016. Resolution No. 16‐70, CD1, FD12 was approved by  the  full 
Honolulu City Council on May 4, 2016. The final Development Agreement based on the approved resolution 
was completed on May 17, 2016, with a first Amendment to the Development Agreement completed on 
August 16, 2016. Due diligence was performed, followed by partial acceptance of the Project by HSD on 
November 23, 2016, related to acceptance of the physical condition of the property but reserving other 
objections  to  the property.   A  second Amendment  to  the Development Agreement was  completed on 
December 8, 2016 and a third Amendment to the Development Agreement was completed on May 7, 2020. 
The Applicant will revise the Development Agreement, as required, after completion of the 201H Process, 
as  this  approval will  require  changes  to  the  Development  Agreement.    In  addition,  a  separate  201H 
Development Agreement will be prepared in consultation with the Department of Planning and Permitting 
(DPP). 
 
The required documentation for the HHFDC Consolidated Application for Project funding, scheduled for 
February 2017, could not be adequately generated  in time for submittal  in 2017; therefore, the Project 
funding  submittal was delayed  to February 2018. HHFDC  subsequently awarded  the  requested Project 
funding one year later, in February 2019.  
 
Pursuant to the executed Development Agreement, HSD agreed to develop, construct, complete, manage 
and operate a senior affordable rental Project, for a term of 65 years (lease may be extended for a period 
not to exceed 75 years total).  
 

DEVELOPMENT AGREEMENT 
The Development Agreement will be revised after approval of the 201H Application  is acted on 
(approved) by the Honolulu City Council, to be sure that all revisions needed to the Development 
Agreement related to the 201H Application approval can be requested. 
 
Differences between the existing Development Agreement and the Project are discussed below: 
1. “2.2.1  Residential Units: There shall be 150 affordable residential rental units for Qualified 

Tenants (the "Units") plus one unit for an on‐site staff member ("Staff Unit").” 

 

1 Request for Proposals, Halewai'olu Residences, Offered by: City, Kirk Caldwell, Mayor, July 3, 2014, p. 4 
2 http://www4.honolulu.gov/docushare/dsweb/Get/Document‐179177/RES16‐070.htm 
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The Project  is planned with 155 affordable  residential units with on‐site  staff unit  (resident 
manager).  The Applicant was able to increase the number of affordable rental units provided 
to seniors. 
 

2. “2.2.3  Unit Mix: 
  ….. 

Approx. No. 
of Units 

Type of (No.) 
Bedroom Unit 

AMI Levels, 
as determined by HUD 

8  1  30% 
117  1  60% 
12  1  80% 
10  2  60% 

   4    2  80% 
Total 151” 

 
   

The Project now proposes the following number of units at the listed AMI, increasing the total 
number of units and total number of larger, two‐bedroom units: 
 

Unit Type  One‐bedroom  Two‐bedroom  Total 

30% of AMI  8  0  8 

60% of AMI  115  16  131 

80% of AMI  7  9  16 

Manager’s Unit  0  1  1 

Total:  130  26  156 

 

3. “2.2.4  Parking and Loading. A three‐story parking structure, to include a total of 75 parking 
stalls, at least 1O of which shall be reserved for persons with disabilities in compliance with the 
Americans with Disabilities   Act, as amended ("ADA"), and one (1) loading space (located on 
the ground floor), all in compliance with the LUO and other applicable law.” 
 
The Project is planned with 51 parking stalls and as necessary, the number of accessible parking 
stalls provided will be based on the requirements of the HDOH, DCAB Interpretive Opinion 2014‐
05.  DPP has recommended 25 parking stalls, since the Project Site is in walking distance to the 
future transit station and bus stops.  The proposed 51 parking stalls represents a middle ground 
between the Development Agreement and DPP’s recommendation.   
 

4. “2.2.5  Resident Amenities.  The following amenities shall be available exclusively for residents 
and their guests: 

….. 
2.2.5.2  An approximately 4,000 square foot rooftop garden on the rooftop of the Community 
Center.” 
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The Project will now provide approximately 622 square feet rooftop garden due to required 
rooftop mechanical enclosure and other rooftop equipment for the multi‐purpose room below 
 

5. “2.2.6  Community  Center. A  community  center of  approximately  10,453  square  feet  (the 
"Community  Center'')  at  the  ground  floor  along  the  main  entry  to  the  residences.  The 
Community  Center will  include  a  "Great  Room"  for  events,  a warming  kitchen,  and  other 
activity and meeting spaces for small scale programs and services.” 
 
The Community Center  spaces  total approximately 10,444  square  feet,  including  the “Great 
Room” warming kitchen, and other activity and meeting spaces. 
 

6. “2.2.7  Retail  Space.  Developer  will  provide  retail  shop  space  comprising  an  area  of 
approximately 1,922 square feet configured as two to four small shops with rents to be offered 
at below‐market pricing.” 
Due to HECO requirements to locate transformers and the vault room close to the street, the 
retail space is reduced to approximately 618 square feet.  
 

7. “2.2.1O Modifications.  The  exact number of Units, Unit mix, Unit  affordability mix,  square 
footages,  amenities  and mixed‐use  components may be  adjusted upon  the  request of  the 
Developer  and  reasonable  approval of  the City based upon  the  results of Developer's due 
diligence permitted under  Section 4.1 of  this Agreement,  the  requirements of Developer's 
lenders and  investors, and feedback from governmental authorities, community groups and 
public stakeholders during the design, environmental review and entitlement process. By way 
of example only, the City and Developer hereby agree that it shall be reasonable for the parties 
to adjust the Project components as provided for in this Agreement, to the extent necessary to 
comply with any affordable housing regulatory agreement or similar restrictive conditions or 
covenants imposed by a governmental agency to be recorded against the Property. Any such 
modifications shall not significantly deviate from Developer's Proposal and shall be made prior 
to the submission of the Lease to the City Council for approval, and the final details of all Project 
components shall be incorporated into such Lease.” 
 
All of these modifications represent not significant deviations from the Development Agreement 
and permitted without amending the Development Agreement. The number of parking stalls 
has decreased due  to the Project’s  location within the Downtown TOD plan area and at the 
request of DPP. Notwithstanding, the Applicant intends to request a modification from the City 
Council, after action/approval of the 201H Application. 

 
Change in Use Designation  
In  order  to  facilitate  the  development  of  the  Halewai'olu  Senior  Residences  Project,  the  City 
proposed  a  change  to  the  CDBG  use  restriction  on  the  property  to  allow  the  construction  of 
affordable rental housing. The rationale for the redesignation of use is as follows: 
 
Redeveloping the vacant commercial building into affordable rental housing meets a CDBG national 
objective under which housing will be created which is 24 CFR 570.208(a)(3) Housing Activities and 
furthers the City's goal of creating and preserving affordable rental housing stock. 
 
Accordingly, the following Public Notice was published in the Honolulu Star‐Advertiser on Tuesday, 
March 31, 2020:   
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KAPOLEI, HI 96707

June 5, 2020
IN REPLY REFER TO:

Ms. Kathy Sokugawa, Acting Director Log No. 2020.0 1080
City and County of Honolulu Doc. No. 2006SL01
Department of Planning and Permitting Archaeology
650 South King Street
Honolulu, HI 96813
do wcarvalho(,honolulu.gov

Sandra S. Pfund, Director
City and County of Honolulu
Department of Land Management
558 South King Street
Honolulu, HI 96813
spfund@honolulu.gov

Dear Ms. Sokugawa and Ms. Pfund:

SUBJECT: Chapter 6E-8 and NHPA Section 106 Historic Preservation Review —

Permit Applications — A2019-08-1298 (demolition), A2019-08-1297 (site work), and
A2019-08-1296 (new construction)
Archaeological Inventory Survey Report for the Halewai’olu Senior Residences Project
Honolulu Ahupua’a, Honolulu (Kona) District, Island of O’ahu
TMK: (1) 1-7-006:012

The State Historic Preservation Division’s (SHPD’s) received three City and County of Honolulu Department of
Planning and Permitting (C&C DPP) permit applications related to the proposed C&C Department of Land
Management’s (DLM’s) Halewai’olu Senior Residences Project on October 2, 2019: A20l9-08-1298 (demolition;
Log No. 2019.02190), A2019-08-1297 (site work; Log No. 2019.02189), and A20l9-08-1296 (new construction;
Log No. 02188). Subsequently, SHPD received the initial archaeological inventory survey (AIS) report on January
13, 2020 and requested revisions on March 31, 2020 (Log No. 2020.00074, Doc. No. 2003SL02). In a letter dated
April 20, 2020 (Log No. 2020.00868, Doc. No. 2004SL06), SHPD requested revisions to the revised draft MS
report received on March 31, 2020, along with additional consultation regarding the proposed mitigation
commitments per HRS 6E and 36 CFR 800 and, when finalized, that the mitigation commitments be included in the
final AIS report and the Memorandum of Agreement (MOA). SHPD received the revised draft AIS (Farley et al.,
May 2020) on May 12, 2020, and subsequent final revisions via email on May 2 1-22, 2020 (Susan Lebo [SHPD] to
Matt McDermott [Cultural Surveys l-Iawai’i, Inc.]).

In a letter dated May 11, 2020, the C&C DLM requested the SHPD’s review and acceptance of the current draft AIS
report (Farley et al., May 2020), and concurrence with (1) a project effect determination of “Effect, with proposed
mitigation commitments” per HAR § 13-275-7 and “adverse effect” per 36 CFR 800.5, (2) the proposed mitigation
commitments in accordance with HAR §13-275-8 and 36 CFR 800, and (3) C&C DLM’s intent to request the
project proceed under a two-step verification process per HAR § 13-275-9.

This letter provides SHPD’s review of the current revised draft AIS report (Farley et al., May 2020), provides
SHPD’s concurrence with the C&C DLM’s HRS 6E project effect determination and proposed mitigation
commitments, and specifies the stipulations SHPD requires be attached to the three C&C DPP project permits.
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It also provides the SHPO’s concurrence with the C&C DLM’s effect determination of “adverse effect” per 36 CFR
800.5 and the preparation and execution of a MOA to address the adverse effect, per 36 CFR 800.6.

The C&C DLM has determined that the Halewai’olu Senior Residences Project (project) is a federal undertaking as
defined in 36 CFR 800.16(y) due to the use of federal funding for acquisition and/or improvement of the project.
The C&C purchased the property in 1992 using Federal Housing and Urban Development (HUD) Community
Development Block Grants (CDBG) funds. The project is also subject to HRS 6E-8 review as a C&C project on
C&C-owned land. Project construction is to be funded with federal equity through the Low-Income Housing Tax
Credit program and Hawai’i State funds. C&C DLM is the accepting agency and the applicant (developer) is
Halewai’olu Senior Development, LLC. C&C DLM initiated Chapter 6E and NHPA Section 106 consultation with
SHPD on April 12, 2017.

The HRS 6E project area is defined as the project footprint at 133 1-1347 River Street. The project area is 0.6181
acre.

The area of potential effect (APE) has been identified as the area within the boundaries generally established by the
H-I Freeway to the northeast, Nuuanu Avenue and Maunakea Street to the southeast, North Beretania Street to the
southwest, and Aala Street to the northwest. The State Historic Preservation Officer (SHPO) concurred with the
undertaking’s APE in a letter dated March 31, 2020 (Log Nos. 2019.01347, 2019.02188, 2019.02189, 2019.02190,
220.00074, Doc. No. 2003 SLO2).

Two historic properties were documented in the project area, the John R. Gilliland Sr. Building and Site 50-80-14-
8840, subsurface cultural deposits including remnant infrastructure, pit features, and a human burial. Fung
Associates. Inc. completed an architectural survey for the building (Hibbard and Chiu 2016: AIS Appendix A), and
Cultural Surveys Hawai’i, Inc. (CSH) completed an archaeological inventory survey (AIS) of the project area.

The John R. Gilliland Sr. Building was built in 1958. Fung Associates (Hibbard and Chiu 2016) assessed the two
story commercial building as eligible for listing on the National Register of Historic Places under Criterion C, as a
very good example of a small retail/office building constructed in Hawai’i in a modern style in the 1950s, and as
being typical of its period in design, materials, workmanship, and construction methods. Hibbard and Chiu (2016)
also assessed the building as a good example of the architectural work of Kenneth Sato. Sato was born in Kahuku on
O’ahu and received a civil engineering degree from the University of Hawai’i, and designed a number of churches,
apartments, and low-rise commercial buildings. 1-Ic also worked on a number of public schools and bridges for the
Territory of Hawaii. SHPD accepted the RLS documentation and findings in a letter dated February 27, 2019 (Log
No. 2017.02503 Doc. No. 1702JLP04).

Archaeological Site 50-80-14-8840 consists of three components (Components 1-3). The oldest, Component I,
consists of multiple, buried agricultural deposits associated with use of the Nu’uanu Stream floodplain. Component
2 consists of possibly pre- to post-Contact habitation layers, including associated pit features (Component 2 Features
1-5, 7-19) and a human burial site (Component 2 Feature 6), which developed within the uppermost natural alluvium
deposits alongside Nu’uanu Stream. The youngest, Component 3, consists of remnant infrastructure (Component 3
Features 1-6) associated with the residential and commercial development of Honolulu in the early- to mid-twentieth
century. The AIS (Farley et al., May 2020) assesses Site 50-80-14-8840 as significant under Criterion d (potential to
yield information important to prehistory and/or history) and Criterion e (cultural value to indigenous Hawaiians)
pursuant to HAR § 13-275-6, and as eligible for inclusion on the National Register of Historic Places under Criterion
D. It is assessed as significant and eligible based the information obtained during the AIS and the potential for the
site to yield additional information on traditional Hawaiian agriculture, habitation, and burial practices along or near
Nu’uanu Stream and post-Contact urban development of Honolulu into the mid-twentieth century.

The AIS fieldwork included excavation of 15 backhoe trench excavations. The Site 50-80-14-8840 Component I
(Strata Ild-Ilh) agricultural deposits were identified across most of the project area (within 12 of the 15 excavations).
They consist primarily of silty clay loam alluvial deposits, which were interpreted to represent Nu’uanu Stream
overflow or flooding episodes. Component 1 is identified as representing at least three phases of land use, most
probably late pre- to possibly early post-Contact taro farming.

Component 2 Stratum TIc directly overlies Component 1 and appears largely to be culturally sterile, with the
exception of two features of unknown function (Component 2, Features 7 and 10). Component 2 Stratum lIb as a
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habitation layer, possibly reflecting multiple periods of deposition and of longer duration than the underlying
Stratum lic. Stratum lib is interpreted as representing land use from at least 1810 through the early twentieth
century. Features were documented extending from the base of Stratum JIb, as entirely within the middle portion of
Stratum lib, and as extending from the upper truncated boundary of Stratum jIb. The pit matrices of these upper
features were designated as Stratum ha (distinguishable from the Stratum JIb matrix). In profile, these upper
features are intrusive into Stratum lib. However, as the upper extents of the features and Stratum lIb have been
truncated, their stratigraphic association remains unclear.

Component 2 Features within the lower and middle portion of Stratum lib consist primarily of pit features of
indeterminate function, along with a fire-related feature, a post mold, and a human burial. The middle (and perhaps
lower) portion of Stratum lib is interpreted as likely contemporaneous with MarIn’s Vineyard but reflective of an
uncultivated area. The pit features identified at the upper truncated boundary of Stratum lib typically contain
historical artifacts and/or saw-cut faunal bone. The identified artifacts from overlying fill deposits date to post-1930.
Component 2 is interpreted as encompassing the transition from an uncultivated portion of Mann’s Vineyard into
the early twentieth century urban development of the project area.

The Component 3 fill deposits and features consisting of remnant infrastructure are associated with twentieth-
century urban development. By 1906, a tenement, several dwellings, and stores were present within the project area.
The initial aspects of this development may have begun in the late nineteenth century, after the realignment and
subsequent dredging of Nu’uanu Stream to create River Street, along the ‘Ewa side of the project area.

Based on the AIS results, the C&C DLM requests the SHPD’s concurrence with an HRS 6E-8 project effect
determination of “Effect, with proposed mitigation commitments.” The proposed mitigation commitments are (1) a
historic context study for the John R. Gilliland Sr. Building, (2) archaeological data recovery in the form of targeted
data collection and archaeological monitoring for Site 50-80-14-8840, and (3) burial treatment for Site 50-80-14-
8840 (Component 2, Feature 6).

The SHPD concurs with the significance assessments and evaluations of eligibility, with the C&C DLM’s effect
determination of “Effect, with proposed mitigation commitments,” and the mitigation commitments. The revised
AIS report (Farley et al., May 2020) adequately meets the requirements of HAR 13-276-5. It is accepted. Please
send one hard copy of the document, clearly marked FINAL, along with a copy of this acceptance letter and text-
searchable PDF version of the report to the Kapolei SHPD office, attention SHPD Library. Additionally, please send
a digital copy of the final AIS report to lehua.k.soares(.hawaii.cov.

The SHPO concurs with C&C DLM’s effect determination of adverse effect pursuant to 36 CFR 800.5. The project
will adversely affect the John R. Gilliland Sr. Building and Site 50-80-14-8840, both of which have been evaluated
as eligible for inclusion on the National Register of Historic Places at the local level of significance. The John R.
Gilliland Sr. Building will be demolished and additional portions of Site 50-80-14-8840 will be impacted by project
construction. A MOA has been prepared to address the project’s adverse effects in accordance with 36 CFR 800.6.

SHPD hereby notifies the C&C DLM and the C&C DPP that the AIS report is accepted and that, following
acceptance of the mitigation plans, C&C DLM intends to request SHPD’s concurrence for the project to proceed
under “an accelerated, two step verification” process as defined in HAR § 13-275-9. Additionally, SHPD hereby
notifies that the permit issuance process may proceed with the following SHPD stipulations attached to the project
permits:

A2019-08-1298 (demolition)

Stipulation: Halewaiolu Senior Residences, LLC (HSD) shall ensure the following have been completed prior to
demolition of the John R. Gilliland Sr. Building:

(I) all architectural measurements, photographs, and documentation of the John R. Gilliland Sr. Building;
(2) the architectural documentation and an outline of the historic context document have been reviewed and

accepted by the SHPD; and

1 C&C DLM’s determination as defined in SUBJECT (page 1) and Section IV (page 7); determination in test (page 1, para. 2)
incorrectly states “No historic properties affected.”
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(3) C&C DLM has submitted a written request and has received SHPD’s concurrence with the project proceeding
under “an accelerated, two step verification” process as defined in HAR § 13-275-9.

A2019-08-1297 (site work) and A2019-08-1296 (new construction)

Stipulation 1: Halewaiolu Senior Residences, LLC (H SD) shall ensure that the following have been completed prior

to initiation of any ground-disturbing work associated with A2019-08-1297 or A2019-08-1296:

(1) A determination has been made by the O’ahu Island Burial Council to preserve in place or relocate the human
skeletal remains found at Site 50-80-14-8840 (Component 2, Feature 6) and the SHPD has accepted the
resulting Burial Site Component of an Archaeological Data Recovery Plan or Preservation Plan, whichever is
applicable;

(2) An archaeological Mitigation Plan (MP) has been reviewed and accepted by Sl-1PD; and
(3) The targeted data testing excavation specified in the MP has been implemented, and SHPD has reviewed and

accepted an End-of-Fieldwork report.

Stipulation 2: Halewaiolu Senior Residences, LLC (HSD) shall ensure that the following is conducted during any
ground-disturbing work associated with A20 19-08-1297 or A20 19-08-1296:

(1) Archaeological monitoring of all ground-disturbing work in accordance with the SHPD-accepted MP.

SHPD requests C&C OPP provide our division a copy of the issued permits for inclusion in our environmental
record for this project. The C&C DLM and HUD are the offices of record for this project. Please maintain a copy of
this letter as part of your environmental record.

Please contact Dr. Susan A. Lebo, Archaeology Branch Chief, at (808) 692-8019 or at Susan.A.Lebo(hawaii.eov
for any questions or concerns regarding archaeological resources or this letter.

Mahalo,

Alan S. Downer, PhD
Administrator, State Historic Preservation Division
Deputy State Historic Preservation Officer

cc. Rebecca Borja, HUD, Rebecca.c. bora(hud.ov
Karen Seddon, Regional VP, Halewaiolu Senior Development, LLC, kseddon(tmo.com
Suzanne D. Case, DLNR Chairperson, suzanne.case(hawaii.gov
Robert K. Masuda, DLNR Deputy, robert.k.masuda(hawaii.gov
Kanani Padeken C&C DPP, kpadekenhonolulu.gov
Perry Tamayo, C&C DPP, ptamavo(honolulu.gov
Alison Chiu, Fung Associates, al isonfunghawaii .com
Man McDermott, CSH, mmcdermottculturalsurvevs.com
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MEMORANDUM OF AGREEMENT BETWEEN

THE CITY AND COUNTY OF HONOLULU

AND

IIALEWAJ’OLU SENIOR DEVELOPMENT, LLC

AND

THE HAWAI’I STATE HISTORIC PRESERVATION OFFICER

REGARDING THE HALEWAI’OLU AFFORDABLE HOUSING FOR SENIORS PROJECT

THIS AGREEMENT (“Agreement”) is made thisayof)j 2020, by and among the City
and County of Honolulu (“CCH”) in its capacity as the Responsible Entity as defined below, the Hawai’i
State Historic Preservation Officer (“SHPO”) through the office of the Hawai’i State Historic Preservation
Division (“SHPD”), a division of the Department of Land and Natural Resources of the State of Hawai’i,
and Halewai’olu Senior Development, LLC (“Developer” or “HSD”) (each a “Signatory” and collectively
the “Signatories”) for the purposes herein set forth.

WHEREAS, pursuant to 24 Code of Federal Regulations (“CFR”) Part 58, the U.S. Department
of Housing and Urban Development (“HT.JD”), designated CCH as the Responsible Entity, as defined in
24 CFR §58.2(a)(7), for environmental reviews of projects previously assisted with certain HUD funding,
and the Director of the Department of Land Management of the City and County of Honolulu (“DLM
Director”) as the certifying officer of the Responsible Entity. Pursuant to 24 CFR § 58.4 and 58.5, CCH,
as the Responsible Entity, must assume responsibilities for environmental review, decision-making and
action that would apply to HUD under the National Environmental Policy Act of 1969, as amended (42
U.S.C. §4321 et. seq.) (“NEPA”), Section 106 of the National Historic Preservation Act, as amended (54
U.S.C. §306108, formerly 16 U.S.C. §470±) (“Section 106”), and Section 106 implementing regulations in
36 CFR Part 800. Accordingly, pursuant to 24 CFR § 58.5 and 58.13, as the Responsible Entity’s
Certifying Officer, the DLM Director is the “responsible Federal official” as that term is used in Section 102
of NEPA, and the “Agency Official” as that term is used in Section 106 and 36 CFR Part 800. The DLM
Director, as the Certifying Officer of the Responsible Entity and Section 106 Agency Official, hereby
delegates authority to CCH to implement and monitor this Agreement; and

WhEREAS, together with its own funds, CCH used funds from HUD’s Community Development
Block Grant (“CDBG”) to acquire the real property and improvements located at 1331 River Street in
Honolulu, Hawai’i, more particularly described as Tax Map Key (“TMK”) number (1) 1-7-006:012 (the
“Property”). The Property is therefore currently subject to CDBG restrictions; and

WHEREAS, the 0.6181-acre Property contains a building (the “Building”) which was built in 1958
and has been determined eligible for listing in the Hawai’i and National Registers of Historic Places, at the
local level under Criterion C, as a unique example of mid-twentieth century modern architecture. The
historic name of the Building is the John R. Gilliland Sr. Building. The Building has become dilapidated
and is currently functionally obsolete. The Building is currently unoccupied and together with the
surrounding neighborhood, has become a gathering place for the homeless population; and

WhEREAS, a hazardous materials assessment survey (“Hazmat Survey”) for the Building,
conducted by Ford & Associates in April 2019, identified the presence of hazardous materials including, but





























A. SIGNATORIES:

City and County of Honolulu (Responsible Entity) APPROVED AS TO FORM AND LEGALITY:

By: By:•
Ms. Sandra S. Pfund Deputy Corporation Counsel
Director, Department of Land Management
Certifying Officer of Responsible Entity
Section 106 Agency Official
Date: July 22, 2020 Date: -3/ -

Hawaii 1Ijatpre P Officer

By: ....—

Dr. Alan Downer
Deputy State Historic Preservation Officer
Date:_____________________

B. INVITED SIGNATORY:

Halewai’olu Senior Development, LLC,
a limited liability company

By:____________________________
Karen Seddon, Regional Vice President
Date:__________________
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